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CITY  OF   BOSTON 


Dear  City  of  Boston  Property  Owner: 

1988  witnessed  a  transition  in  Boston's  real  estate  market. 
The  rapid  appreciation  and  construction  boom  that 
characterized  the  period  from  1984  to  1987  gave  way  to  a  more 
stable  market  and  growth  levels  closer  to  historical  averages. 
As  a  result,  the  City  has  elected  not  to  revalue  or  trend 
assessments  for  Fiscal  Year  1990. 

This  report  presents  the  Assessing  Department's  analysis  of 
the  Boston  real  estate  market  for  the  Fiscal  Year  199  0 
assessments.  Included  is  the  data,  analysis  and  procedures 
employed  in  the  production  of  the  Fiscal  Year  1990  values. 
Also  included  is  a  description  of  the  Department's  maintenance 
activities  which  are  required  to  keep  current  the  physical 
data  on  each  property  which  was  sold,  renovated,  demolished 
or  newly  constructed. 

I  wish  to  thank  the  many  taxpayers  who  provided  various  data 
for  our  market  analysis,  including  the  many  participants  in 
the  Department's  income  and  expense  questionnaire  and  market 
surveys.  Accurate,  timely  market  data  is  critical  to  the 
efficient  production  and  maintenance  of  accurate  assessments. 

I  strongly  believe  that  taxpayers  are  entitled  to  a  full 
explanation  of  the  procedures  followed  in  determining  assessed 
values.  This  document  represents  our  efforts  to  keep 
taxpayers  fully  informed.  As  always,  I  welcome  your  comments. 


Sincerely, 


Thaddeus  J.  Jankowski,  Jr. 
Commissioner  of  Assessing 


TIh/uJcIeus  J.  J/XMkowski,  Jr.,  Commissioner  •Cuy  HaII  Rm.  501.  Boston,  MA  02201  •  RavmoncI  L.  FUw,  Mavor 
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INTRODUCTION 


The  Boston  real  estate  market  is  dynamic  by  nature, 
constantly  moving  in  response  to  the  various  forces  of  the 
economy.  A  shift  in  the  market  is  usually  reflected  in  the 
movement  of  current  sales  prices.  Sometimes  a  market  shift 
is  subtle  and  almost  imperceptible.  Often  it  is  local, 
affecting  only  a  small  geographic  region  or  neighborhood.  At 
other  times,  the  market  response  is  a  major  swing  that  affects 
an  entire  region,  such  as  the  greater  Boston  area.  An 
assessing  department  must  be  cognizant  of  all  underlying 
market  influences  in  order  to  provide  property  assessments 
that  are  accurate,  credible,  fair  and  equitable. 

1988  witnessed  a  transition  in  Boston's  real  estate 
market  -  from  a  period  of  tremendous  appreciation  and  a  boom 
in  construction  activity  to  a  stable  market  with  more  historic 
levels  of  growth.  For  example,  between  1984  and  1987,  the 
average  price  of  a  single  family  home  in  Boston  grew  at  an 
average  annual  rate  of  21.2%.  During  the  same  period, 
commercial  rents  for  most  office  space  in  the  downtown  area 
were  increasing  at  a  rate  of  more  than  8%  per  year.  In  1988, 
however,  single  family  homes  appreciated  at  a  much  lower  rate 
of  2.5%,  while  downtown  commercial  rents  remained  virtually 
level . 
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Fiscal  Year  1990  Assessments 

The  Assessing  Department  is  statutorily  obligated  to 
assess  all  property  at  its  full  and  fair  cash  value  as  of 
January  1  of  each  year  (Massachusetts  General  Laws,  Chapter 
59,  Section  38).  The  assessed  value  for  the  Fiscal  Year  1990 
tax  bill  incorporates  the  full  and  fair  cash  value  of  the 
property  as  of  January  1,  1989.  Full  and  fair  cash  value 
represents  the  price  that  an  owner  willing,  but  not  under 
compulsion  to  sell,  ought  to  receive  from  one  willing,  but  not 
under  compulsion  to  buy. 

Chapter  40  of  Section  56  of  the  Massachusetts  General 
Laws  requires  that  all  cities  and  towns  complete  a  revaluation 
of  each  property  every  three  years.  The  City  completed  its 
most  recent  property  revaluation  in  Fiscal  Year  1989.  In  the 
years  between  revaluations  the  City,  pursuant  to  state  law, 
may  at  its  discretion  "market  index"  or  "trend"  values  to  keep 
property  assessments  accurate.  The  City  of  Boston  has 
remained  in  compliance  with  the  "full  and  fair  cash  value" 
standard  since  Fiscal  Year  1983. 

*FY  1983  PARCEL-SPECIFIC  REVALUATION 

*FY  1984  MARKET  INDEXING  OF  ASSESSMENTS 

*FY  1985  MARKET  INDEXING  OF  ASSESSMENTS 

*FY  1986  PARCEL-SPECIFIC  REVALUATION 

*FY  1987  MARKET  INDEXING  OF  ASSESSMENTS 

*FY  1988  MARKET  INDEXING  OF  ASSESSMENTS 

*FY  1989  PARCEL-SPECIFIC  REVALUATION 
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It  has  been  the  City's  policy  to  make  indexing 
adjustments  between  revaluation  years  when  there  are 
significant  changes  in  real  estate  values  during  the 
assessment  year.  In  the  years  after  the  previous  two 
revaluations,  the  City  determined  that  expansionary  market 
trends  required  the  market  indexing  of  assessments.  After 
careful  review  and  analysis  of  market  conditions  in  1988, 
however,  the  City  has  determined  that  market  indexing  is  not 
warranted  to  achieve  fairness  and  equity  for  Fiscal  Year  1990. 

This  report  presents  a  detailed  summary  of  the  analysis 
performed  to  arrive  at  this  decision.  Included  is  the 
department's  analysis  of  sales  data,  commercial  rents  and 
expenses,  rates  of  return,  and  other  important  market 
determinants.  Also  included  is  a  description  of  the 
Department's  maintenance  activities  relating  to  parcels  which 
were  sold,  renovated,  demolished  or  newly  constructed  during 
the  year.  Such  maintenance  activities  are  vital  in  keeping 
the  property  database  current. 
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RESIDENTIAL  MARKET  REVIEW 

Description  of  Residential  Market  Trends 

Residential  and  condominium  property  values  and 
appreciation  rates  throughout  the  city  have  stabilized.  Table 
1R  and  graph  1R  relate  assessed  values  to  sale  prices  for  one, 
two,  and  three  family  properties  annually  from  1986  through 
1988.  Since  this  report  emphasizes  the  analysis  of  1988  real 
estate  activity,  sales  during  this  year  are  presented 
quarterly  to  provide  detail. 

Generally,  the  trends  of  1986  and  1987  show  that 
assessments  trail  sale  prices.  This  is  not  surprising  since 
these  years  reflect  a  booming  market  with  much  real  estate 
activity  across  all  residential  property  types.  State- 
mandated  triennial  revaluations  did  successfully  bring 
assessments  up  to  market  levels.  However,  given  the 
tremendous  market  appreciation  rates  of  those  years,  the  level 
of  these  values  soon  became  dated.  As  such,  the  trending  of 
assessed  values,  in  addition  to  legally  mandated  revaluations, 
became  necessary  in  the  years  between  revaluations. 

In  1988,  however,  the  market  has  stabilized.  To  observe 
this  trend,  sales  statistics  were  reported  for  each  of  the 
City's  16  neighborhoods  as  defined  by  the  Boston  Redevelopment 
Authority  (see  Map  1R) .  With  few  exceptions,  the  1988  market 
displays  relative  parity  with  1987. 
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The  market  for  residential  condominiums  has  on  the  whole 
exhibited  behavior  similar  to  that  of  one,  two,  and  three 
family  homes.  With  the  exception  of  certain  high-end  downtown 
developments1,  the  general  market  did  not  experience 
significant  appreciation  during  1988. 

Boston  and  Other  Metropolitan  Areas 

On  a  broader  scope,  Boston  currently  compares  unfavorably 
to  other  metropolitan  areas  in  terms  of  housing  af f ordability . 
Median  sales  prices  of  single  family  homes  for  large  cities 
in  1986  through  1988  were  surveyed  by  The  National  Association 
of  Realtors  and  are  displayed  in  table  2R. 

Of  the  67  reported  1988  prices,  Boston  ranked  5th  in 
median  sale  price  at  $181,200.  This  amount  is  double  the 
national  average  and  21%  greater  than  the  average  for  the 
northeast  section  of  the  country.  The  National  Association 
of  Realtors  has  also  recently  designed  and  collected  an 
"Aff ordability  Index"  for  22  of  the  largest  cities.  This 
statistic  is  based  upon  three  components:  median  sales  prices, 
median  family  income,  and  the  prevailing  mortgage  rates  (See 
table  3R) .  Within  the  sample  size  of  22,  Boston's  1988  index 
of  74.5  ranks  as  the  fifth  lowest,  suggesting  that  "despite 
the  higher-than-national-average  family  income  of  Boston  area 


1Closings  in  two  of  Boston's  most  expensive  projects  to  date, 
Rowes  Wharf  and  Heritage  on  the  Garden,  accounted  for  nearly  half 
■of  the  downtown  closings  in  1988.  Since  many  of  these  units  sold 
for  more  than  $1  million,  this  had  the  effect  of  significantly 
increasing  the  aggregate  appreciation  rate  for  condominiums  in  the 
central  section  of  Boston. 
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families,  a  decidedly  smaller  portion  of  the  population  here 
can  qualify  for  the  purchase  of  a  home  than  in  most  other 
areas  of  the  country."2  On  a  positive  note,  however,  the 
annual  average  af fordability  index  has  been  rising  marginally 
since  1986. 

In  terms  of  the  income  component,  table  4R  from  the 
Federal  Home  Loan  Bank's  First  District  Facts  displays 
personal  income  changes  for  1987  and  1988.  Massachusetts  in 
both  years  increased  at  a  greater  rate  than  the  U.S.  as  a 
whole  and  at  approximately  the  same  rate  as  New  England. 

In  terms  of  the  mortgage  rate  component,  table  5R  depicts 
conventional  home  mortgage  closing  rates.  Boston's  rates  show 
a  non-volatile  pattern  during  the  course  of  the  year.  When 
combined  with  generally  levelling  home  prices  and  rising 
incomes,  mortgage  interest  rates  have  stabilized  at  a  level 
which  makes  home  ownership  more  affordable.  Simultaneously, 
lenders  have  developed  creative  financing  options  that  offer 
greater  opportunities  to  otherwise  marginal  qualificants. 

In  addition  to  the  above  analysis,  the  Chicago  Title  and 
Trust  Company  surveyed  recent  1988  home  buyers  in  18  major 
metropolitan  areas.  Graph  2R  summarizes  their  findings.  in 
all  matters  related  to  housing,  Boston  has  consistently  ranked 
among  the  least  affordable.  For  example,  Boston  ranked: 
4th  in  median  home  price, 
4th  in  percentage  of  adjustable  rate  mortgage 


2REALTOR'S  REPORT,  The  Greater  Boston  Real  Estate  Board, 
July/ August,  1989  p.  13 


-9- 


financing, 

3rd  in  average  age  of  first  time  home  buyer, 
2nd  in  average  savings  time  for  down  payment. 
The  aggregate  changes  in  these  components  reflect  slightly 
greater  af fordability  in  1988  and  corroborates  the  overall 
stabilizing  of  home  prices  in  Boston.  Therefore,  any  further 
appreciation  of  residential  properties  will  require  a 
significant  change  in  one  of  these  af fordability  factors. 

Fiscal  Year  1990  Residential  Assessments 

As  stated  earlier,  sales  shows  that  the  residential  and 
condominium  marketplace  stabilized  in  1988.  For  the  purposes 
of  this  report,  the  Department  has  redefined  its  103 
residential  assessment  and  25  condominium  assessment  districts 
into  the  16  Boston  Redevelopment  Authority  neighborhoods  (See 
Map  1R) .  This  grouping  has  effectively  increased  confidence 
in  the  statistical  ratios  by  expanding  the  sample  size  of 
sales  per  neighborhood. 

The  Department  has  compared  1988  sales  with  their  FY  '90 
values  sorted  by  these  16  defined  neighborhoods  and  property 
types  to  analyze  the  following: 

•ASSESSMENT  PRICE  RATIO  (APR)  -  which  measures  the  level 
of  assessments  by  comparing  the  Fiscal  Year  1990  assessed 
values  to  Calendar  Year  1988  sales  prices.  An  APR  over 
1.0  indicates  properties  are  assessed  above  market 
levels,  while  an  APR  under  1.0  indicates  properties  are 
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assessed  below  market  levels.  Since  this  is  the  first 
year  after  a  complete  revaluation  and  the  market  is 
relatively  stable,  this  range  should  be  conservative. 
As  such,  acceptable  ranges  of  neighborhood  median 
assessed  value  to  price  ratios  should  be  approximately 
0.9  to  1.05. 

This  report  was  further  refined  to  contain  two  additional 
statistics: 

♦COEFFICIENT  OF  DISPERSION  (COD)  which  measures  the 
uniformity  and  quality  of  assessments.  This  statistic  is 
defined  as  the  average  absolute  deviation  divided  by  the 
median.  A  COD  under  10%  is  considered  acceptable  under 
the  Massachusetts  Department  of  Revenue  standards. 

*PRICE-RELATED  DIFFERENTIAL  (PRD)  -  which  measures  the 
progressivity  or  regressivity  of  assessments.  A  PRD  of 
greater  than  1.0  indicates  less  expensive  properties  are 
assessed  at  a  higher  level  (i.e.  a  regressive  situation) 
while  a  PRD  of  less  than  1.0  indicates  that  more 
expensive  properties  are  assessed  at  a  higher  level  (i.e. 
a  progressive  scenario) .  This  statistic  is  therefore 
used  to  evaluate  the  assessment  differences  that  may 
exist  within  the  sale  price  range.   The  price-related 


3Since  the  COD  is  highly  sensitive  to  extreme  values,  it  is 
less  meaningful  when  the  number  of  sales  in  any  given  region  is 
less  than  20. 
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differential  PRD  is  defined  as: 


PRD  =  MEAN  SALE  RATIO  -r  AGGREGATE  8ALE8  RATIO,  where 

AGGREGATE  SALES  RATIO  =  TOTAL  ASSESSMENT  -r  TOTAL  SALE 

PRICE 


Acceptable  ranges  are  0.95  to  1.05. 

These  three  statistics  allow  us  to  observe  two  important 
criteria  in  determining  whether  a  complete  residential 
revaluation  is  necessary.   These  are  : 

(1)  the  level  of  assessment,  as  reflected  by  the 
assessment/sale  ratios  in  comparison  with  Boston ' s 
100%  mandated  assessment  level,  and 

(2)  the  uniformity  and  quality  of  assessment,  as 
reflected  by  the  COD  which  measures  relative 
dispersion  of  the  ratios  in  each  of  16 
neighborhoods,  and  the  PRD  which  measures  the 
progressivity  or  regressivity  of  assessments,  i.e., 
the  relationship  between  higher-priced  properties 
and  lower-priced  properties. 

Summary  of  Findings 

The  citywide  statistics  indicate  that  the  current 
assessed  values  for  each  residential  property  type  fall  within 
acceptable  ranges  (see  table  6R  and  graph  3R)  .  The  APRs 
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suggest  that  the  current  assessed  values  closely  reflect 
current  market  conditions.  The  CODs  for  each  property  type 
are  within  Massachusetts  Department  of  Revenue  guidelines. 
Finally,  the  PRD  indicates  assessment  levels  are  nearly 
proportional  between  higher-  and  lower-priced  properties. 

A  comparison  of  these  statistics  across  neighborhoods 
indicates  virtually  no  variation  across  the  city,  reflecting 
uniformity  in  assessment  levels.  Therefore,  in  light  of  the 
myriad  of  statistical  market  data,  which  is  the  measurement 
tool  for  determining  the  necessity  of  property  revaluation  or 
market  indexing,  the  Assessing  Department  concluded  that 
neither  revaluation  nor  indexing  are  appropriate  for  Fiscal 
Year  19904. 


4As  such,  assessed  values  for  Fiscal  Year  1990  will  remain 
the  same  as  those  in  Fiscal  Year  1989.  See  Table  7R  which  depicts 
average  assessed  values  by  property  type  for  each  of  the  sixteen 
neighborhoods . 
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TABLE  1R 


FISCAL  YEAR  1990  RESIDENTIAL  DATA 


IMISIUI 


1986  SALES 


SALE  PRICE 

ASSESSED 

VALUE 

NUMBER 

NEIGHBORHOOD 

MEDIAN 

MEAN 
$148,939 

MEDIAN 

MEAN 
$105,678 

OF  SALES 

East  Boston 

$140, 

,000 

$99, 

,800 

100 

Charlestown 

$220, 

,000 

$231, 

,000 

$190, 

,000 

$179, 

,481 

16 

South  Boston 

Central 

Back  Bay-Beacon  Hill 

$350, 

,000 

$342, 

,738 

$290, 

,000 

$286 

,990 

21 

$897,850 

$613 

,050 

0 

10 

South  End 

$180, 

,000 

$185, 

,704 

$120, 

,000 

$121 

,213 

22 

Fenway- Kenmore 

$179, 

,500 

$183 

,100 

2 

Allston-Brighton 

$200, 

,000 

$206, 

,658 

$150, 

,000 

$154 

,035 

74 

Jamaica  Plain 

$160, 

000 

$171, 

,020 

$110, 

,000 

$123, 

,361 

146 

Roxbury 

$170, 

,000 

$176, 

,049 

$130, 

,000 

$129,443 

100 

North  Dorchester 

$140, 

,000 

$137, 

,178 

$98, 

,050 

$96, 

,885 

54 

South  Dorchester 

$140, 

,000 

$149,922 

$100, 

,000 

$103, 

,837 

380 

West  Roxbury 

$160, 

,000 

$159, 

,727 

$130, 

,000 

$126, 

,178 

266 

Roslindale 

$150, 

,000 

$150, 

336 

$87,550 

$91, 

,139 

106 

Mattapan 

$160, 

,000 

$156, 

,557 

$120, 

.000 

$120, 

,646 

95 

Hyde  Park 

$140, 

,000 

$149, 

,486 

$110, 

000 

$117,361 

207 

1987  SALES 


NEIGHBORHOOD 

East  Boston 

Charlestown 

South  Boston 

Central 

Back  Bay- Beacon  Hill 

South  End 

Fenway- Kenmore 

Allston-Brighton 

Jamaica  Plain 

Roxbury 

North  Dorchester 

South  Dorchester 

West  Roxbury 

Roslindale 

Mattapan 

Hyde  Park 


SALE  PRICE 
MEDIAN      MEAN 

$150,000  $185,000 

$190,000  $216,393 

$350,000  $385,000 

$580,000  $691,437 

$205,850 

$261,000 

$210,000  $232,247 

$180,000  $182,645 

$180,000  $190,885 

$140,000  $144,005 

$160,000  $156,145 

$160,000  $166,430 

$150,000  $156,325 

$170,000  $170,033 

$150,000  $154,948 


ASSESSED 

VALUE 

NUMBER 

MEDIAN 

MEAN 
$261,800 

OF  SALES 

$150, 

,000 

160 

$180 

,000 

$212, 

,668 

16 

$310, 

,000 

$512,300 

23 

0 
24 
10 

3 

$530, 

,000 

$628,441 

$190, 

,766 

$200, 

,000 

$218, 

,964 

92 

$170, 

,000 

$169, 

,213 

186 

$180, 

,000 

$175, 

,809 

132 

$130, 

,000 

$128, 

144 

81 

$150, 

,000 

$147, 

063 

481 

$150, 

,000 

$157,420 

321 

$150, 

000 

$145, 

639 

127 

$160, 

,000 

$160, 

623 

94 

$140, 

,000 

$147,808 

210 
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TABLE    1R    (continued) 


1988  SALES:    1st  QUARTER 


NEIGHBORHOOD 

East  Boston 

Charlestown 

South  Boston 

Central 

Back  Bay- Beacon  Hill 

South  End 

Fenway- Kenmore 

Allston-Brighton 

Jamaica  Plain 

Roxbury 

North  Dorchester 

South  Dorchester 

West  Roxbury 

Roslindale 

Mattapan 

Hyde  Park 


SALE  PRICE 
MEDIAN      MEAN 


ASSESSED  VALUE 
MEDIAN      MEAN 


$190,000 
$180,000 
$160,000 
$160,000 
$170,000 
$160,000 


$150,000   $H5,769   $150,000   $146,307 
$378,000    $427,000 


$140,000 


$191,980 

$241,500 
$197,044 
$187,515 
$155,528 
$156,478 
$165,857 
$157,259 
$161,900 
$145,934 


$180,000 
$160,000 
$150,000 
$150,000 
$170,000 
$160,000 


$150,000 


$224,100 

$215,000 
$181,097 
$174,712 
$140,378 
$148,936 
$163,403 
$150,462 
$162,150 
$139,313 


NUMBER 
OF  SALES 

13 

0 

1 

0 

4 

5 

0 

7 

34 

16 

14 

61 

28 

24 

10 

23 


1988  SALES:  2nd  QUARTER 


NEIGHBORHOOD 

East  Boston 

Charlestown 

South  Boston 

Central 

Back  Bay- Beacon  Hill 

South  End 

Fenway-Kenmore 

Allston-Brighton 

Jamaica  Plain 

Roxbury 

North  Dorchester 

South  Dorchester 

West  Roxbury 

Roslindale 

Mattapan 

Hyde  Park 


SALE  PRICE 
MEDIAN     MEAN 


ASSESSED  VALUE 
MEDIAN     MEAN 


$140,000 


$210,000 
$200,000 
$220,000 
$160,000 
$170,000 
$190,000 


$150,550 
$219,333 
$466,166 

$544,000 
$188,800 
$272,500 
$224,233 
$207,978 
$210,119 
$155,275 
$166,275 
$183,954 


$150,000 


$200,000 
$180,000 
$190,000 
$140,000 
$160,000 
$170,000 


$150,531 
$223,600 
$389,433 

$544,642 
$188,260 
$245,300 
$208,653 
$192,867 
$193,885 
$135,170 
$159,956 
$163,081 


$178,150    $167,810 

$150,000   $211,030   $150,000   $150,400 


NUMBER 
OF  SALES 

22 
3 

6 

0 

7 

5 

1 

15 

52 

21 

20 

53 

22 

0 

10 

38 


-15- 


TABLE  1R  (continued) 


1988  SALES:  3rd  QUARTER 


SALE  PRICE 

ASSESSED 

VALUE 

NUMBER 

NEIGHBORHOOD 

MEDIAN 

MEAN 
$182,700 

MEDIAN 

MEAN 
$181,094 

OF  SALES 

East  Boston 

Charlestown 

South  Boston 

Central 

Back  Bay- Beacon  Hill 

South  End 

Fenway-Kenmore 

$170, 

000 

$170, 

000 

18 
0 
4 
0 
2 
4 
2 

$473, 

,500 

$418, 

975 

$682, 
$210, 
$206, 

,500 
,875 
,750 

$647, 
$213, 
$205, 

900 
,675 

800 

Allston-Brighton 

$200, 

000 

$202, 

,700 

$210, 

,000 

$205, 

,730 

13 

Jamaica  Plain 

$200, 

,000 

$220, 

,434 

$190, 

,000 

$197, 

,613 

23 

Roxbury 

$220, 

,000 

$205, 

,690 

$200, 

,000 

$205, 

,720 

15 

North  Dorchester 

$160, 

,000 

$163, 

,233 

$140, 

,000 

$144 

,606 

15 

South  Dorchester 

$170, 

,000 

$161, 

,048 

$150, 

,000 

$152, 

,854 

59 

West  Roxbury 

$160, 

,000 

$163, 

,902 

$160, 

,000 

$160, 

,345 

40 

Roslindale 

$180, 

,000 

$166, 

,760 

$170, 

,000 

$157,995 

23 

Mattapan 

$160, 

,000 

$166,856 

$160, 

,000 

$159, 

,294 

19 

Hyde  Park 

$160, 

,000 

$167,321 

$150, 

,000 

$159, 

,056 

37 

1988  SALES:  4th  QUARTER 


NEIGHBORHOOD 

SALE  Pf 
MEDIAN 

tICE 

MEAN 

$163,676 
$210,000 
$266,666 

ASSESSED 
MEDIAN 

VALUE 
MEAN 

$162,776 

$195,400 
$281,033 

NUMBER 
OF  SALES 

East  Boston 

Charlestown 

South  Boston 

Central 

Back  Bay- Beacon  Hill 

South  End 

Fenway- Kenmore 

Allston-Brighton 

Jamaica  Plain 

Roxbury 

North  Dorchester 

South  Dorchester 

West  Roxbury 

Roslindale 

$160, 

000 

$160, 

,000 

17 

1 

3 

0 

2 

4 

1 

13 

23 

7 

5 

56 

41 

20 

9 

23 

$506, 
$240, 
$212, 
$218, 
$175, 
$197, 
$114, 
$162 
$155 
$152 
$170 
$149 

,000 
,000 
,500 
,515 
,326 
,200 
,360 
,796 
,463 
,075 
,555 
,191 

$515, 
$233, 

$208, 
$220, 
$172, 
$193, 
$115, 
$158, 
$152, 
$151, 
$164, 
$142, 

,050 
,225 
,700 
,038 
,543 
,028 
,100 
,608 
,539 
,515 
,111 
,726 

$220, 
$170, 

,000 
000 

$220, 
$160, 

,000 
,000 

$160, 
$160, 
$160 

,000 
,000 
,000 

$150, 
$150, 
$160, 

,000 
,000 
,000 

Mattapan 
Hyde  Park 

$140 

,000 

$130, 

,000 
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GRAPH    1R 


FY  1986  -   1990  AVERAGE  ASSESSED  VALUES 
VS.  SALES  PRICE  -     SINGLE  FAMILY  CLASS 


$200 


$150 


$100 


Thousands 


$50 


SEMIANNUAL  SALES 


ASSESSED  VALUE 


FY  1986  -   1990  AVERAGE  ASSESSED  VALUES 
VS.  SALES  PRICE  -     TWO  FAMILY  CLASS 


$200 


$150 


$100 


Thousands 


$50  - 


JUL 


JAN  JUL  JAN  JUL  JAN  JUL  JAN  JAN 

I       85  I       86  I       8?  8i8  8fe 


SEMIANNUAL  SALES 


ASSESSED  VALUE 
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GRAPH  1R  (continued) 


FY   1986   -    1990  AVERAGE  ASSESSED  VALUES 
VS.  SALES  PRICE  -     THREE  FAMILY  CLASS 


$200 


Thousands 


JUL  JAN  JUL  JAN  JUL  JAN  JUL  JAN  JAN 

al4  I       85  I       86  I       87  SB  8)9 


SEMIANNUAL  SALES 


ASSESSED  VALUE 
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MAP    1R 


x^itj    of   Boston 

Assessing   Department 
1  n&aaeus  J.  J&nkowski,  Jr.,   Commissioner 

RESIDENTIAL  ASSESSING  DISTRICTS 
AND  BRA  PLANNING  DISTRICTS 


PLANNING 
ASSESSING 


MAP  1R  (continued) 


CITY    OF   BOSTON 

Assessing   Department 
THADDEUS  J.  JANKOWSKI,  JR.,   COMMISSIONER 

CONDOMINIUM    ASSESSING 
AND    BRA    PLANNING    DISTRICTS 


.25        .25        .75 
Sooto  In  Miles 

QXKOOUmOtSJNN 


CONDOMINIUM 
PLANNING 
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MAP  1R  (continued) 


RESIDENTIAL  CONDOMINIUM 

NUMBER   NEIGHBORHOOD  ASSESSMENT  DISTRICTS   ASSESSMENT  DISTRICTS 

1  East  Boston  0101,  0102,  0103,  0104,  21 

0105,  0106,  0107,  0108 

2  Charlestown  0201,  0202,  0203,  0207  22 

3  South  Boston  1001,  1002,  1004,  1006,  23 

1008,  1010 

4  Central  0301,  0501,  2001  6,  7,  8,  13 

5  Back  Bay-Beacon  Hill  ±f    2,  3,  5 
Bay  Village  0401 

6  South  End  0902,  0904,  0905  9,  10 

7  Fenway-Kenmore  0601,  0603,  0801  4,  n,  12 

8  Allston-Brighton  0701,  0702,  0703,  0705,         17,  18 

0707,  0710, 
0711,  0712,  0713 

9  Jamaica  Plain         1101,  1102,  1104,  1105,         14,  15 

1107,  1109, 
1110,  1111,  1112 

10  Roxbury  0803,  0805,  1201,  1202,         25 

1203,  1204, 
1205,  1206 

11  North  Dorchester      1301,  1303,  1306,  1307,         24 

1308,  1601,  1613 

12  South  Dorchester      1602,  1603,  1604,  1605,         19 

1606,  1607,  1608,  1609, 

1610,  1611,  1612,  1614, 

1901,  1902,  1903 

13  West  Roxbury  1701,  1703,  1704,  1705,         16 

1706,  1707,  1708,  1709, 
1710 

14  Roslindale  1401,  1402,  1403,  1404,         20 

1405,  1406 

15  Mattapan  1501,  1502,  1503  20 

16  Hyde  Park  1801,  1802,  1803,  1804,         20 

1805,  1806,  1808,  1809 
1810 
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TABLE  2R 


MEDIAN  SALES  PRICE  OF  EXISTING  SINGLE- FAMILY  HOMES 

FOR  METROPOLITAN  AREAS* 

(In  Thousands  of  Dollars) 


Akron 


1986 


56.2 


YEARS 


1987   1988 


57.1 


59.9 


II 


QUARTERS 


1988 


1989 


III   IVfr' 


iLEL 


60.1   62.6 


58. A 


56.0 


Hlfil 


62.9 


4.7 


Albany/Schenects 

dy/ 

Troy 

72.7 

86.4 

92.2 

91.1 

92.3 

100.1 

102.1 

104.2 

14.4 

Albuquerque 

81.6 

82.6 

80.4 

81.6 

83.4 

75.8 

82.0 

84.5 

3.6 

Atlanta 

n/a 

n/a 

n/a 

n/a 

81.1 

80.5 

80.3 

83.8 

n/a 

Jaltimore 

74.0 

80.6 

88.7 

87.3 

92.3 

89.6 

92.2 

95.1 

8.9 

iaton  Rouge 

70.9 

67.8 

64.7 

64.5 

64.1 

64.8 

61.1 

64.7 

0.3 

iirmingham 

68.3 

71.5 

75.7 

76.5 

77.3 

74.9 

77.3 

77.8 

1.7 

ioston 

159.2 

176.8 

181.2 

182.9 

183.8 

179.3 

177.0 

188.6 

3.1 

luffalo/Niagara 

Falls 

52.4 

56.7 

65.6 

64.8 

66.6 

66.6 

68.7 

71.5 

10.3 

:harleston  (SC) 

n/a 

72.7 

73.1 

73.5 

74.4 

71.3 

72.4 

75.0 

2.0 

Charlotte   (NC) 

n/a 

n/a 

n/a 

n/a 

n/a 

85.9 

85.2 

85.0 

n/a 

Chattanooga 

55.3 

59.0 

63.5 

63.2 

64.2 

64.9 

65.6 

64.6 

2.2 

Chicago 

86.1 

90.8 

99.7 

99.3 

100.8 

98.4 

99.6 

105.0 

5.7 

Cincinnati 

n/a 

66.0 

69.7 

69.6 

71.8 

70.2 

72.9 

78.9 

13.4 

Cleveland 

66.9 

68.4 

69.1 

69.9 

69.8 

69.3 

69.4 

76.2 

9.0 

Columbia  (SC) 

n/a 

n/a 

n/a 

70.6 

70.7 

68.7 

71.9 

73.5 

4.1 

Columbus 

65.5 

68.6 

72.6 

73.4 

74.5 

74.6 

73.9 

76.7 

4.5 

Corpus  Christi 

n/a 

n/a 

n/a 

64.8 

63.2 

66.5 

63.2 

64.7 

-0.2 

Dallas 

n/a 

n/a 

n/a 

90.5 

88.6 

87.0 

89.8 

92.4 

2.1 

Dayton/Springfield  (OH) 

n/a 

n/a 

n/a 

63.4 

63.8 

63.6 

64.4 

67.0 

5.7 

Oaytona  Beach 

n/a 

n/a 

n/a 

63.3 

62.7 

64.1 

59.5 

63.8 

0.8 

Denver 

86.4 

88.9 

81.8 

83.4 

81.1 

79.7 

80.8 

84.2 

1.0 

Des  Moines 

55.9 

55.6 

55.8 

58.2 

55.0 

54.8 

57.3 

58.1 

-0.2 

Detroit 

58.1 

65.5 

73.1 
-more- 

72.3 

76.4 

73.4 

71.9 

73.1 

1.1 
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TABLE   2R    (continued) 


MEDIAN   SALES    PRICE  OF   EXISTING   SINGLE-FAMILY   HOMES 

FOR   METROPOLITAN   AREAS* 

(In   Thousands    of   Dollars) 


YEARS 


Percent 

L  Paso 

1986 
59.0 

1987 
59.2 

1988 
59.6 

1988 

198 

9 

change 
1988:11 

II 

III 

IVf  rl 

I'D' 

II  'p" 

1989:i: 

60.5 

62.0 

58.8 

57.2 

64.2 

6.1 

prt  Worth 

n/a 

n/a 

n/a 

70.7 

73.9 

73.6 

73.6 

77.2 

9.2 

:.    Lauderdale/Hollywood/ 

'ompano   Beach 

77.9 

79.6 

81.1 

79.2 

84.7 

81.4 

82.1 

82.8 

4.5 

rand  Rapids 

50.4 

53.5 

57.9 

58.3 

59.0 

59.2 

59.2 

64.8 

11.1 

[ireenville/ 

Spartanburg   (SC) 

n/a 

n/a 

n/a 

64.9 

68.7 

64.5 

60.8 

69.1 

6.5 

:irtford 

129.0 

157.4 

167.6 

169.0 

168.8 

165.0 

165.5 

165.1 

-2.3 

:>nolulu 

172.0 

186.0 

215.1 

198.7 

226.0 

225.0 

245.0 

262.5 

32.1 

:>us  ton 

69.9 

65.8 

61.8 

63.5 

65.5 

56.8 

62.9 

68.7 

8.2 

lidianapolis 

59.0 

62.5 

66.1 

66.7 

67.5 

66.6 

68.0 

70.9 

6.3 

jicksonville 

62.8 

65.1 

67.7 

67.4 

67.2 

67.9 

65.9 

67.0 

-0.6 

fins  as   City 

65.4 

70.8 

70.5 

71.9 

69.9 

69.3 

73.8 

72.7 

1.1 

rioxville 

60.3 

60.4 

67.0 

65.6 

69.1 

66.9 

69.8 

70.3 

7.2 

Imsing 

52.4 

54.5 

56.6 

57.8 

57.0 

56.2 

57.9 

59.4 

2.8 

lis  Vegas 

77.0 

76.7 

78.8 

77.9 

80.7 

80.2 

80.5 

84.4 

8.3 

bxington,    Fayette    (KY)      n/a 

n/a 

n/a 

72.7 

75.6 

75.4 

74.9 

78.3 

7.7 

I.ttle  Rock 

n/a 

n/a 

n/a 

63.1 

65.6 

63.8 

63.4 

63.5 

0.6 

[>s  Angeles** 

136.4 

147.7 

180.1 

174.9 

188.2 

191.1 

201.0 

218.0 

24.6 

Imisville 

51.7 

51.7 

54.6 

54.1 

56.0 

55.1 

56.7 

58.4 

7.9 

Uison  (WI) 

n/a 

n/a 

n/a 

71.8 

74.2 

70.7 

74.8 

76.8 

7.0 

'imphis 

70.6 

74.7 

76.3 

76.8 

76.6 

74.5 

77.0 

78.0 

1.6 

'.ami/Hialeah 

81.1 

81.1 

82.7 

83.5 

82.6 

84.0 

83.0 

88.0 

5.4 

ilwaukee 

69.9 

69.6 

74.5 

75.3 

75.6 

73.1 

74.5 

81.2 

7.8 

!.nneapolis/St.    Paul 

77.9 

80.5 

85.2 

-more- 

84.3 

86.0 

87.2 

85.9 

87.0 

3.2 
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TABLE  2R  (continued) 


iobile 

[ontgomery 

lashville/Davidson 

ew  Haven 

lew  Orleans 

lew  York/Northern  New 
Jersey/Long   Island 

)klahoma  City 

hnaha 

)range   County** 

)rlando 
eoria 

Philadelphia 

I 

Phoenix 

Pittsburgh 

ortland   (Ore.) 

rovidence 

Rale  igh/Durham 

Riverside/ 

kan  Bernardino** 

Rochester 

Sacramento* 

St.  Louis 

iSalt  Lake   City/Ogden 

jSan  Antonio 

San  Diego** 


MEDIAN  SALES  PRICE  OF  EXISTING  SINGLE- FAMILY  HOMES 
FOR  METROPOLITAN  AREAS* 
(In  Thousands  of  Dollars) 


YEARS 


1986 

n/a 
n/a 
70.8 
n/a 
n/a 

160.6 

63.0 

58.8 

149.8 

72.5 
n/a 
82.4 
78.4 
n/a 
62.6 
87.6 
n/a 

92.1 
68.3 
n/a 
70.9 
68.5 
69.2 
118.5 


1987   1988 


n/a 
n/a 
75.5 
n/a 
n/a 


62.2 

59.0 

169.3 

76.2 

n/a 

97.0 

80.9 

n/a 

64.2 

121.4 

n/a 


87.5 
74.2 
69.1 
70.0 


n/a 
n/a 

77.6 
n/a 

73.5 


178.5   183.7 


56.2 

59.5 

211.4 

79.1 

n/a 

102.4 

80.0 

63.4 

64.4 

130.6 

n/a 


96.1  106.7 

72.2  75.7 


95.3 
78.1 
67.7 
65.0 


129.2  147.8 
-more- 


_U_ 


49.7 
65.6 
78.3 
168.9 
73.2 


QUARTERS 


1988 


1989 


III 


IV 


ifrj 


nrp' 


56.1 

65.3 

78.1 

173.5 

74.8 


55.8 
63.6 

76.5 

160.2 

70.9 


92.3  100.2 

79.5  81.1 

66.9  70.0 

65.2  68.2 


50.9 

66.0 

79.6 

166.7 

68.4 


194.0  192.6  179.8  179.7 

56.9  57.9  53.5  52.3 

58.7  60.3  59.9  60.9 

200.0  217.4  226.4  237.9 

77.7  81.3  78.1  79.1 

46.0  45.8  44.3  42.0 
101.9  106.5  104.1  104.7 

79.1  82.3  79.6  78.5 

62.2  66.3  62.8  62.4 
64.9  64.8  64.8  67.1 

130.4  131.9  133.0  128.8 

99.8  100.0  97.6  102.0 

104.9  109.6  113.2  116.1 

73.7  78.3  76.3  76.4 


97.4  100.3 

75.7  81.4 

67.7  67.8 

62.1  61.6 


142.6  152.1  157.2   163.9 


55.4 
69.7 
79.3 
156.1 
67.9 

185.2 

52.3 

58.6 

247.6 

79.1 
47.7 

108.8 
82.2 
65.2 
68.8 

130.9 
99.4 

122.2 
76.8 

107.2 
75.3 
69.9 
63.0 

176.6 


Percent 

change 
1988:11 

1989:11 

11.5 

6.3 

1.3 

-7.6 

-7.2 

-4.5 

-8.1 
-0.2 
23.8 

1.8 
3.7 
6.8 
3.9 
4.8 
6.0 
0.4 
-0.4 

16.5 
4.2 

16.1 

-5.3 
4.5 

-3.4 

23.8 
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TABLE  2R  (continued) 


MEDIAN  SALES  PRICE  OF  EXISTING  SINGLE- FAMILY  HOMES 
FOR  METROPOLITAN  AREAS* 
(In  Thousands  of  Dollars) 


;an  Francisco   Bay 

Are. 

YEARS 

QUARTERS 

Percen 

1986 

i** 

161.2 

1987 
171.3 

1988 
206.5 

1988 

1989 

change 
1988:1 

88;II 

88:  III 

8  8  :  IV 

8  9  :  I  '  r  ' 

89 :  IT  T  iv 

:  9  - '-  : 

202.8 

218.9 

232.4 

244.0 

265.7 

31.0 

eattle 

n/a 

82.6 

94.0 

93.6 

88.9 

91.9 

99.7 

109.1 

16.6 

ipokane 

n/a 

n/a 

n/a 

52.9 

50.9 

50.3 

50.2 

51.8 

-2.1 

Ipringfield   (MA) 

n/a 

n/a 

n/a 

105.8 

127.4 

121.7 

124.5 

126.7 

19.8 

Syracuse 

64.3 

68.9 

74.6 

74.9 

75.4 

75.9 

76.9 

75.3 

0.5 

'ampa/St.    Petersburg/ 
Clearwater 

61.1 

63.8 

65.4 

65.5 

67.9 

66.2 

68.6 

78.9 

20.5 

'oledo 

56.0 

56.4 

58.4 

59.7 

59.9 

56.4 

57.7 

72.5 

21.4 

?ulsa 

65.5 

65.7 

65.0 

65.0 

65.5 

65.3 

60.5 

62.4 

-4.0 

fashington,    D.C. 

101.2 

108.5 

132.4 

131.2 

135.8 

130.1 

143.7 

139.9 

6.6 

Jest   Palm  Beach/Boca 
■Raton/Delray  Beach 

92.6 

102.6 

99.2 

94.8 

107.4 

102.0 

94.4 

96.2 

1.5 

Jichita 

n/a 

n/a 

n/a 

60.3 

62.0 

59.6 

60.4 

61.6 

2.2 

Jorcester 

n/a 

n/a 

n/a 

146.0 

153.0 

143.1 

146.8 

138.7 

-5.0 

Jnited  States 

80.3 

85.6 

89.1 

89.3 

90.2 

88.7 

91.2 

92.9 

4.0 

lortheast 

104.8 

133.3 

143.0 

144.3 

144.9 

142.7 

143.3 

145.9 

1.2 

lidwest 
South 

63.5 

66.0 

68.4 

69.0 

68.9 

67.7 

69.2 

70.9 

2.8 

78.2 

80.4 

82.2 

83.0 

83.2 

79.7 

84.4 

84.7 

2.0 

iJest 

100.9 

113.2 

124.9 

122.6 

126.8 

129.9 

132.2 

139.7 

18.7 

p]  Preliminary 
i[r]  Revised 
a/a  Not  Available 

*  All  areas  are  metropolitan  statistical  areas  (MSAs)  as  defined  by  the  U.S.  Office  of 
Management  and  Budget.   They  include  the  named  central  city  and  surrounding  suburban 
areas . 

**  Provided  by  the  California  Association  of  REALTORS 
Source:   NATIONAL  ASSOCIATION  OF  REALTORS 
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TABLE    3R 


METROPOLITAN  AFFORDABILITY  INDEX 

1988 


BALTIMORE 


BOSTON  J&&%%&$&\ 

CLEVELAND  -^^^^^^^^| 
DALLAS/FT    WORTH  -^^^^^^^^) 
DENVER  -^^^^^^g; 

HOUSTON  -^^^^^^^gg^^^ 

INDIANAPOLIS 

KANSAS  CITY,  MO/KS 

LOS  ANGELES  AREA 

MIAMI,  HIALEAH 

MILWAUKEE 

MINNEAPOLIS/ST.  PAUL 

NEW  YORK  CITY  AREA 

PHILADELPHIA 

PHOENLX 

PITTSBURGH 

ST.  LOUIS 

SAN  DIEGO 

SAN  FRANCISCO  BAY 

WASHINGTON  DC.  AREA 


250 


HOUSING  AFFORDABILITY  INDEX  FOR  METROPOLITAN  AREAS 


YEARS 

QUARTERS 

1986 

1987 

1988 

1988 

1988 

1988 

1988 

1989 

Metropolitan  Area 

I 

II 

III 

IV 

I 

Baltimore,  MO 

125.5 

133.8 

129.0 

135.6 

128.8 

123.2 

128.4 

122.8 

Boston,  MA 

69.9 

72.6 

74.5 

75.6 

76.4 

72.4 

73.5 

73.2 

Chicago,  IL 

109.9 

116.2 

110.1 

113.6 

109.0 

108.0 

109.9 

107.4 

Cleveland,  OH 

140.0 

152.7 

154.0 

154.7 

154.6 

154.3 

152.5 

150.5 

Dallas/Ft.  Worth,  TX 

117.7 

132.5 

143.2 

140.3 

143.2 

141.9 

147.3 

142.7 

Denver,  CO 

122.4 

127.0 

143.8 

136.7 

139.2 

144.9 

154.3 

153.2 

Detroit,  MI 

166.7 

166.5 

154.3 

159.3 

155.9 

149.9 

152.3 

151.5 

Houston,  TX 

150.9 

182.5 

199.8 

199.6 

196.3 

184.2 

219.1 

197.1 

Indianapolis,  IN 

161.1 

176.4 

177.3 

188.1 

178.1 

172.6 

170.6 

169.7 

Kansas  City,  MO/KS 

147.2 

149.5 

157.2 

159.2 

156.8 

156.5 

156.2 

146.1 

Los  Angeles  Area,  CA 

69.5 

72.9 

61.2 

68.2 

61.6 

58.2 

56.8 

53.2 

Miami,  Hialeah,  FL 

94.3 

108.8 

113.4 

117.5 

111.2 

112.9 

111.9 

109.9 

Milwaukee,  WI 

147.6 

162.1 

149.3 

147.8 

148.4 

149.2 

151.9 

142.6 

Minneapolis/St.  Paul,  MN 

148.4 

164.1 

156.7 

162.9 

159.4 

159.9 

144.6 

158.9 

New  York  City  Area,  NY/NJ/CT 

49.3 

50.4 

50.6 

50.4 

49.3 

49.8 

53.0 

51.5 

Philadelphia,  PA 

112.4 

110.3 

108.9 

113.4 

110.6 

105.5 

106.2 

105.6 

Pheonix,  AZ 

117.9 

130.6 

134.7 

134.8 

137.0 

133.5 

133.7 

135.1 

Pittsburgh,  PA 

N.A. 

N.A. 

144.6 

148.0 

152.3 

138.5 

139.5 

137.7 

St.  Louis,  MO 

137.4 

147.3 

150.0 

161.9 

144.7 

143.1 

150.2 

136.8 

San  Diego,  CA 

77.2 

83.9 

72.2 

68.6 

78.8 

73.1 

68.3 

65.6 

San  Francisco  Bay  Area,  CA 

69.9 

76.8 

69.0 

77.2 

71.2 

66.4 

61.2 

56.1 

Washington  Area,  DC/MD/VA 

126.4 

129.2 

119.0 

117.1 

120.2 

117.1 

121.7 

110.8 
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TABLE    4R 


CUMULATIVE  PERCENT  CHANGE  IN  INCOME 
MASSACHUSETTS,  NEW  ENGLAND,  U.S. 


120% 


100% 


1981 


1982 


1983 


1984    1985 
YEAR 


1986 


1987 


MASSACHUSETTS 


1988 


NEW  ENGLAND 


U.S. 


MASS 

NEW  ENGLAND 

U.S. 

YEAR 

MILLIONS 

X  CHG 

CUM.  X 

MILLIONS 

X  CHG 

CUM.  X 

BILLIONS 

%  CHG 

CUM.  % 

1980 

60,945 





130,375 

2,258.5 

1981 

67,786 

11.22% 

145,282 

11.43% 

2,520.9 

11.62% 

1982 

73,266 

8.08% 

20.22% 

156,305 

7.59% 

19.89X 

2,670.8 

5.95% 

18.26% 

1983 

79,425 

8.41% 

30.32% 

169,145 

8.21% 

29.74X 

2,828.6 

5.91% 

25.24% 

1984 

88,260 

11.12% 

44.82% 

187,447 

10.82% 

43.78% 

3,108.7 

9.90% 

37.64% 

1985 

95,053 

7.70% 

55.97X 

201,986 

7.76% 

54.93% 

3,325.3 

6.97% 

47.23% 

1986 

103,013 

8.37% 

69.03% 

218,573 

8.21% 

67.65% 

3,531.1 

6.19% 

56.35% 

1987 

111,565 

8.30% 

83.06% 

239,271 

9.47X 

83.53% 

3,780.0 

7.05% 

67.37% 

1988 

121,538 

8.94% 

99.42% 

261,741 

9.39X 

100.76% 

4,063.4 

7.50% 

79.92% 

SOURCE:  BUREAU  OF  ECONOMIC  ANALYSIS 
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TABLE  5R 


CONVENTIONAL  HOME  MORTGAGE  CLOSING  RATES,  ALL  LENDERS 
1988 
(Effective  Rate*,  in  Percent) 


Jan. 


Feb. 


Mar. 


Apr.    May   June   July   Aug. 


Sep. 


Oct. 


Nov. 


Dec. 


A.  3 


New  England,  All  Loans 
Fixed-Rate  Loans  Only 

Connecticut,  All  Loans 
Fixed-Rate  Loans  Only 

Massachusetts,  All  Loans 
Fixed-Rate  Loans  Only 


9.10 

8.93 

9.14 

8.89 

8.99 

8.92 

9.19 

9.38 

9.26 

9.59 

9.55 

9.83 

9.23 

10.43 

9.60 

10.03 

10.06 

10.09 

10.40 

10.53 

10.64 

10.81 

10.82 

10.63 

10.6 

10.39 

8.70 

8.49 

8.70 

8.61 

8.63 

8.45 

8.61 

8.46 

8.41 

8.36 

8.84 

8.96 

8.60 

10.34 

9.34 

9.26 

10.04 

9.92 

10.11 

10.32 

10.42 

10.36 

10.69 

10.57 

10.49 

10.16 

9.22       8.98       9.19       8.86       9.17       9.30       9.20       9.58       9.80       9.86       9.91       9.91       9.42 
10.39       9.59     10.26     10.12     10.10     10.56     10.67     10.76     11.01      10.99     10.68     10.62     10.48 

9.20 


Boston,  CMSA,  Existing  Homes    9.01   8.72   8.64   8.74   8.92   9.10   9.29   9.59   9.34   9.57   9.79   9.72 


United  States,  All  Loans 

Fixed-Rate  Loans  Only 
U.S.  Construction/Purchase 
United  States,  New  Homes 
United  States,  Existing  Homes 


9.24       9.16       9.14       9.21       9.19       9.28       9.29       9.28       9.30       9.36       9.47       9.56       9.29 
10.43     10.24     10.03     10.12     10.17     10.35     10.50     10.56     10.64     10.69     10.54     10.53     10.40 


9.63 

9.38 

9.02 

9.57 

9.50 

9.40 

9.34 

9.34 

9.52 

9.68 

9.61 

9.88 

9.49 

9.10 

9.12 

9.15 

9.13 

8.95 

9.26 

9.17 

9.06 

9.26 

9.10 

9.43 

9.59 

9.19 

9.24 

9.16 

9.14 

9.21 

9.22 

9.28 

9.32 

9.32 

9.30 

9.41 

9.48 

9.59 

9.31 

AVERAGE 


9.57      9.23       9.31       9.38       9.40       9.53       9.62       9.70       9.75       9.84       9.88       9.94 


•Effective  Rate  includes  points  charged  at  closing,  amortized  over  ten  years. 
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GRAPH   2R 


MEDIAN  PRICE  OF  HOMES  PURCHASED 

1988 


U.S. 
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GRAPH   2R    (continued) 


PERCENTAGE  OF  HOMES  BOUGHT  BY  TWO-INCOME 

FAMILIES  IN   1988 


U.S. 
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100% 


DOWN  PAYMENT  AS  A  PERCENT  OF  SALES  PRICE 
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GRAPH   2R    (continued) 


PERCENTAGE  OF  ADJUSTABLE-RATE  MORTGAGE 
1988  HOME  PURCHASES 
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AVERAGE  AGE  OF  FIRST-TIME  HOME  BUYERS 
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GRAPH  2R  (continued) 


AVERAGE  TIME  1988  BUYERS  SAVED 

FOR  DOWN  PAYMENT 
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GRAPH  2R  (continued) 


PERCENTAGE  OF  DOWN  PAYMENT  BY  FIRST-TIME 
HOME  BUYERS  COMIMG  FROM  RELATIVES- 
CONTRIBUTIONS 


U.S. 
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SOURCE:  CHICAGO  TITLE  &  TRUST  COMPANY 
1 1 1  WEST  WASHINGTON  ST. 
CHICAGO,  IL    60602 
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TABLE  6R 


SINGLE  FAMILY  FY90 

B.R.A.  AREA         #  Sales   A.P.R.   C.O.D.   P.R.D, 


East  Boston 

22 

0.96 

9.80 

1.01 

Charlestown 

19 

0.93 

14.10 

1.06 

South  Boston 

27 

0.96 

13.10 

1.02 

Central 

0 

0.00 

0.00 

0.00 

Back  Bay 

10 

0.96 

12.30 

1.07 

South  End 

6 

0.93 

8.20 

1.02 

Fenway  -  Kenmore 

0 

0.00 

0.00 

0.00 

Allston  -  Brighton 

33 

1.01 

7.30 

1.01 

Jamaica  Plain 

86 

0.96 

11.20 

1.02 

Roxbury 

19 

0.90 

12.10 

1.02 

North  Dorchester 

63 

0.96 

9.70 

1.02 

South  Dorchester 

107 

0.93 

8.70 

1.01 

West  Roxbury 

212 

0.94 

7.50 

1.01 

Roslindale 

101 

0.95 

8.50 

1.01 

Mattapan 

39 

0.93 

7.00 

1.01 

Hyde  Park 

149 

0.94 

7.30 

1.01 

TOTAL 

893 

0.95 

8.90 

1.02 

TWO  FAMILY 

FY90 

B.R.A.  AREA        #  Sales 

A.P.R. 

C.O.D. 

P.R.D. 

East  Boston 

28 

1.00 

7.40 

1.01 

Charlestown 

8 

0.94 

14.40 

1.03 

South  Boston 

25 

0.98 

12.20 

1.03 

Central 

1 

0.93 

0.00 

1.00 

Back  Bay 

10 

1.02 

14.20 

1.04 

South  End 

5 

0.91 

10.90 

1.01 

Fenway  -  Kenmore 

0 

0.00 

0.00 

0.00 

Allston  -  Brighton 

47 

0.94 

9.90 

1.01 

Jamaica  Plain 

52 

0.92 

11.10 

1.01 

Roxbury 

15 

0.90 

12.00 

1.01 

North  Dorchester 

81 

0.92 

9.80 

1.01 

South  Dorchester 

99 

0.92 

10.50 

1.01 

West  Roxbury 

24 

0.95 

7.90 

1.01 

Roslindale 

62 

0.92 

7.90 

1.01 

Mattapan 

27 

0.88 

0.97 

1.01 

Hyde  Park 

70 

0.91 

8.10 

1.01 

TOTAL  554     0.93    10.10     1.01 
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TABLE    6R    (continued) 


THREE    FAMILY  FY90 

B.R.A.    AREA  #    Sales      A.P.R.       C.O.D.       P.R.D, 


East  Boston 

52 

0.99 

8.90 

1.01 

Charlestown 

7 

1.18 

7.50 

1.01 

South  Boston 

48 

0.98 

11.00 

1.01 

Central 

0 

0.00 

0.00 

0.00 

Back  Bay 

2 

0.81 

15.10 

1.05 

South  End 

3 

1.04 

6.30 

1.01 

Fenway  -  Kenmore 

2 

0.98 

3.60 

1.01 

Allston  -  Brighton 

15 

0.86 

13.20 

1.02 

Jamaica  Plain 

54 

0.91 

10.30 

1.01 

Roxbury 

49 

0.92 

13.70 

1.00 

North  Dorchester 

212 

0.90 

10.70 

1.01 

South  Dorchester 

125 

0.92 

10.00 

1.01 

West  Roxbury 

2 

0.90 

2.40 

1.00 

Roslindale 

21 

0.92 

6.80 

1.01 

Mattapan 

19 

0.91 

7.90 

1.01 

Hyde  Park 

14 

0.91 

4.80 

1.01 

TOTAL 

625 

0.92 

10.80 

1.01 

CONDOMINIUM  FY90 


B.R.A.  AREA         i 

f  Sales 

A.P.R. 

C.O.D. 

P.R.D. 

East  Boston 

48 

0.99 

10.20 

1.01 

Charlestown 

99 

0.96 

11.90 

1.02 

South  Boston 

53 

0.99 

11.90 

1.00 

Central 

202 

0.99 

9.20 

1.02 

Back  Bay 

325 

0.99 

7.40 

1.01 

South  End 

217 

0.99 

6.70 

1.00 

Fenway  -  Kenmore 

185 

0.98 

7.50 

1.00 

Allston  -  Brighton 

495 

0.96 

9.20 

1.00 

Jamaica  Plain 

220 

0.95 

12.00 

1.01 

Roxbury 

18 

0.98 

6.00 

1.01 

North  Dorchester 

23 

0.98 

6.30 

1.01 

South  Dorchester 

25 

0.97 

10.00 

1.01 

West  Roxbury 

127 

1.00 

9.90 

1.00 

Ros/Matt/Hyde 

39 

0.95 

10.60 

0.99 

TOTAL 

2,076 

0.98 

9.10 

1.00 
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GRAPH    3R 


SINGLE  FAMILY 

ASSESSMENT  PRICE  RATIO 
PRICE  RELATED  DIFFERENTIAL 
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GRAPH  3R  (continued) 


TWO  FAMILY 

ASSESSMENT  PRICE  RATIO 
PRICE  RELATED  DIFFERENTIAL 


RATIO 


EB  CH  SB  CE  BB  SE  FK  AB  JP  RB  ND  SD  WR  RD  MP  HP 


ASSESS.  PRICE  RATIO 


P.R.D. 


ASSESSMENT  PRICE  RATIO 
FY89  AV  /  CY88  PRICE 


COD 


COEFFICIENT  OF  DISPERSION 


EB  CH  SB  CE  BB  SE  FK  AB  JP  RB  ND  SD  WR  RD  MP  HP 

REGION 


-37- 


GRAPH  3R  (continued) 


THREE  FAMILY 

ASSESSMENT  PRICE  RATIO 
PRICE  RELATED  DIFFERENTIAL 


RATIO 
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GRAPH   3R    (continued) 
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TABLE  7R 


FISCAL  YEAR  1990  VALUES 
SINGLE  FAMILY 


#  of 

TOTAL 

AVERAGE 

NEIGHBORHOOD 

PARCELS 
994 

VALUE 
$131,251,500 

VALUE 

East  Boston 

$132,044 

Charlestown 

922 

170, 383, 300 

184,798 

Allston-Brighton 

1,482 

209,283, 500 

141,217 

Central 

33 

6,569,900 

199,088 

Back  Bay/Beacon  Hill/ 

Bay  Village 

410 

297,385, 500 

725,330 

Fenway-Kenmore 

329 

114,599,200 

348,326 

South  End 

42 

17,353,100 

413,169 

South  Boston 

1,641 

307,836,900 

187,591 

Jamaica  Plain 

2,064 

389,811,600 

188,862 

Roxbury 

830 

91,577,500 

110,334 

North  Dorchester 

1,791 

231,724,800 

129,383 

South  Dorchester 

3,446 

469,648,100 

136,288 

West  Roxbury 

6,333 

1,101,734,800 

173,967 

Roslindale 

2,852 

414,947,400 

145,493 

Mattapan 

1,210 

143,873,800 

118,904 

Hyde  Park 

4,688 

638,345,200 

136,166 

GRAND  TOTAL 

29,067 

$4,736,326,100 

$162,945 

FISCAL  YEAR  1990  VALUES 
TWO  FAMILY 


#  of 

TOTAL 

AVERAGE 

NEIGHBORHOOD 

PARCELS 
1,252 

VALUE 
$194,672,500 

VALUE 

East  Boston 

$155,489 

Charlestown 

486 

105,951,500 

218,007 

Allston-Brighton 

1,080 

188,559,000 

174,592 

Central 

36 

9,266,000 

257,389 

Back  Bay/Beacon  Hill/ 

Bay  Village 

128 

87,543,700 

682,610 

Fenway-Kenmore 

274 

98,970,100 

361,205 

South  End 

11 

3,140,900 

285,536 

South  Boston 

2,606 

609,110,400 

233,734 

Jamaica  Plain 

1,446 

289,353,100 

200,106 

Roxbury 

893 

111,510,500 

124,872 

North  Dorchester 

1,919 

278,267,400 

145,006 

South  Dorchester 

3,015 

472,548,600 

156,733 

West  Roxbury 

1,028 

217,874,700 

211,940 

Roslindale 

1,709 

306,301,200 

179,228 

Mattapan 

1,025 

148,646,300 

145,021 

Hyde  Park 

1,564 

255,317,500 

163,246 

GRAND  TOTAL 

18,472 

$3,377,033,400 

$182,819 
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TABLE    7R    (continued) 


FISCAL    YEAR    1990    VALUES 
THREE    FAMILY 


#  of 

TOTAL 

AVERAGE 

NEIGHBORHOOD 

PARCELS 
2,148 

VALUE 
$341,733,600 

VALUE 

East  Boston 

$159,094 

Charlestown 

380 

92, 689,600 

243,920 

Allston-Brighton 

1,633 

307,088,700 

188,052 

Central 

117 

32,194,300 

275,165 

Back  Bay/Beacon  Hill/ 

Bay  Village 

110 

77,612,700 

705,570 

Fenway-Kenmore 

274 

100,120,900 

365,405 

South  End 

54 

17,559,800 

325,181 

South  Boston 

858 

219,579,100 

255,920 

Jamaica  Plain 

1,424 

279,996,500 

196,627 

Roxbury 

1,352 

198,901,400 

147,116 

North  Dorchester 

3,407 

530,925,800 

155,834 

South  Dorchester 

2,390 

384,171,500 

160,741 

West  Roxbury 

87 

20,943,500 

240,730 

Roslindale 

620 

123,364,000 

198,974 

Mattapan 

473 

72,252,600 

152,754 

Hyde  Park 

319 

59,074,100 

185,185 

GRAND  TOTAL 

15,646 

$2,858,208,100 

$182,680 

FISCAL   YEAR    1990   VALUES 
CONDOMINIUM 


#  of 

TOTAL 

AVERAGE 

NEIGHBORHOOD 

PARCELS 
599 

VALUE 
$65,216,600 

VALUE 

East  Boston 

$108,876 

Charlestown 

1,252 

227,358,800 

181,596 

Allston-Brighton 

1,103 

142,108,800 

128,838 

Central 

4,152 

971,332,800 

233,943 

Back  Bay/ Beacon  Hill/ 

Bay  Village 

5,598 

1,346,432,300 

240,520 

Fenway-Kenmore 

3,384 

567,973,400 

167,841 

South  End 

3,489 

494,057,300 

141,604 

South  Boston 

7,387 

841,462,200 

113,911 

Jamaica  Plain 

2,406 

310,697,000 

129,134 

Roxbury 

179 

18,422,100 

102,917 

North  Dorchester 

577 

54,055,800 

93,684 

South  Dorchester 

740 

77,109,700 

104,202 

West  Roxbury 

1,460 

174,523,700 

119,537 

Ros/Mat/HP 

703 

69,554,800 

98,940 

GRAND  TOTAL 


33,029    $5,360,305,300    $1,965,543 
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Section  III 
Commercial  Market  Review 
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COMMERCIAL  MARKET  REVIEW 

Commercial  Property;  The  Valuation  Process 

In  the  City  of  Boston's  valuation  system,  commercial 

property  includes  all  income-producing  property,  specifically 

the  following  property  types: 


C:  Commercial  (retail,  office,  service,  lodging, 
entertainment,  etc.) 

I:  Industrial  (manufacturing,  storage,  distribution) 

A:  Apartment  (7  or  more  units) 

R4 :  Apartment  (4-6  units) 

RC:  Residential/Commercial  property  (multiple-use) 


In  the  appraisal  industry,  there  are  three  primary 
methods  of  estimating  property  value:  the  income,  cost,  and 
market  approaches.  In  Boston,  each  commercial  property  is 
valued  first  by  the  income  and  cost  methods,  while  the  market 
approach  (i.e.,  direct  sales  comparison  method)  is  utilized 
to  support  income  and  cost  valuation  estimates. 

The  basic  steps  for  the  income  and  cost  approaches  are 
outlined  as  follows: 
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Income  Approach 


Cost  Approach 


Effective  Gross  Income 
-  Operating  Expenses 

=  Net  Operating  Income 


Cost  of  Improvements 


+  Site  Value 


•t   Capitalization  Rate 


=  PROPERTY  VALUE 


=  PROPERTY  VALUE 


Since  real  estate  values  constantly  change  in  response 
to  a  wide  range  of  factors  in  the  economy  and  marketplace,  the 
income  approach  is  particularly  well-suited  to  estimating 
property  value.  This  method  measures  and  utilizes  the  same 
market  conditions  (rental  income,  interest  rates,  risk  levels, 
etc.)  that  affect  the  decisions  of  investors  who  are,  in 
essence,  creating  the  market  by  their  actions. 

Net  income  capitalization  produces  an  indication  of  value 
by  dividing  the  net  income  of  a  property  by  a  capitalization 
rate.  The  capitalization  rate  is  a  composite  number  which 
represents  several  elements  at  the  same  time.  These  include 
a  return  of  the  investment  equity,  and  a  return  on  the 
investment  over  the  life  of  the  investment.  Capitalization 
rates  typically  vary  according  to  prevailing  market 
conditions,  type  of  property,  and  the  property-specific  risk. 
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Commercial  Valuation  Standards:  Description 
Valuation  standards  are  typically  defined  as  the  unit 
values  or  mathematical  equations  that  are  utilized  in  the 
valuation  of  real  property.  Distinct  standards  are  developed 
and  applied  to  both  residential  and  commercial  property  via 
the  cost,  market  and  income  approaches  to  value.  The  function 
of  the  valuation  standards  is  illustrated  in  the  simple 
equation: 


Property  x  Valuation  =   Value 

Characteristics        Standards 


The  standards  (unit  values)  are  expressed  in  a  variety 
of  forms  and  terms,  and  are  incorporated  into  the  computerized 
valuation  program.   Some  of  the  standards  in  use  are: 

Building  cost  tables 
Depreciation  tables 

Land  values  (i.e.,  land  rates  per  square  foot) 
Economic  (market)  rents 
-  Vacancy  rates,  operating  expenses 
Capitalization  rates 

Geographic  regions  (assessment  districts) 
Residential  models  (valuation  equations) 

The  current  set  of  standards  was  developed  as  part  of  the 
Fiscal  Year  1989  citywide  revaluation  on  the  basis  of  a  series 
of  market  analyses. 
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Commercial  Standards:  Income  Property 

Commercial,  industrial  and  apartment  properties  are 
valued  primarily  by  the  income  capitalization  approach  to 
value,  and  secondarily  by  the  cost  approach  whose  elements  are 
directly  extracted  from  the  market.  These  valuation 
techniques  are  conceptually  different,  with  each  method 
utilizing  a  different  valuation  "formula"  to  compute  a 
property  value.  Hence,  separate  standards  (units  of  measure) 
are  developed  for  each  valuation  method  and  then  applied  in 
the  appropriate  formula. 

In  the  valuation  process,   all  properties  are  also 
stratified  according  to  their  use  and  location.    In  this 
sense,  the  use  and  location  are  also  considered  to  be 
"determinants"  of  value  and  therefore  part  of  the  standards. 
The  valuation  standards  for  income-producing  property 
were  developed  by  a  systematic  collection  and  analysis  of 
information  on  rental  rates,  operating  expenses,  sales,  and 
those  elements  that  have  an  impact  on  capitalization  rates. 
The  significant  features  of  this  process  and  the  resulting 
data  are  summarized  as  follows. 
(1)  Rental  rates,  income,  and  expense  data  were  gathered  from 
several  sources,  including  (a)  the  Assessors1  annual 
Income  and  Expense  questionnaire,  which  is  sent  to  all 
commercial  property  owners;  (b)  a  number  of  published 
real  estate  journals,  both  local  and  national;  and  (c) 
on-site  data  collection  by  the  Assessing  Department 
staff. 
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(2)  The  income  and  expense  data  that  is  obtained  via  current 
market  sources  becomes  the  foundation  of  the  tables  and 
rates  that  are  included  in  our  computer-assisted  mass 
appraisal  (CAMA)  system,  and  collectively  comprise  our 
valuation  standards. 

(3)  The  capitalization  rates  are  developed  using  a  standard 
mortgage-equity  formula.  This  is  a  widely  accepted 
method  of  determining  a  proper  capitalization  rate.  This 
method  makes  use  of  current  data  on  interest  rates  and 
investor-equity  return,  as  well  as  typical  loan-to-value 
ratios  and  investment  holding  periods.  Also,  expected 
growth  rates  (market  appreciation)  and  other  financial 
factors  are  considered. 

Cost  Approach  Standards 

The  cost  approach  to  value  is  used  to  supplement  and 
support  the  value  estimated  by  the  income  approach.  It  is  a 
direct,  relatively  simple  method  and  is  widely  accepted  in  the 
appraisal  of  real  estate.  The  cost  tables  that  are 
incorporated  into  the  valuation  system  represent  the  cost  of 
"new  construction"  of  various  building  types,  and  are  obtained 
directly  from  the  Marshall  and  Swift  Valuation  Service.  This 
national  service  compiles  actual  construction  costs  on  a 
continual  basis  and  publishes  them  for  use  in  the  real  estate 
industry. 
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Market  Approach  Standards 

The  market  approach  to  value  (also  known  as  the  sales 
comparison  approach)  is  essentially  a  technique  that  makes  use 
of  actual  market  sales  to  estimate  the  value  of  a  subject 
property.  Standards  such  as  value  per  sq.  ft.  and  value  per 
apartment  unit  are  developed  from  a  large  group  of  market 
sales,  and  then  applied  to  unsold  properties  according  to  the 
data  characteristics  of  each  specific  property.  This  approach 
to  value  is  mainly  used  as  a  check  against  values  produced  by 
the  income  and  cost  approaches. 

Description  of  Commercial  Market  Trends 

Local  Market  Survey 

An  important  function  of  this  department  is  to  stay 
abreast  of  real  world  conditions  in  the  real  estate  market. 
One  of  the  most  effective  means  of  accomplishing  this  is  to 
periodically  tap  into  the  expertise  of  those  persons  who  are 
most  knowledgeable  concerning  the  current  market.  This 
ensures  that  our  own  conclusions  are  consistent  with  those  of 
real  estate  authorities  in  the  private  sector. 

In  July  of  this  year  the  Department  requested  the  input 
of  various  bank  officials  and  appraisers  in  the  community. 
The  request  was  well-received.  A  brief  summary  of  the 
collective  opinions  expressed  is  presented  in  Appendix  II. 
Overall,  the  results  of  these  interviews  provided  strong 
support  for  the  Department's  contention  of  a  stable  market  in 
1988  and  decision  not  to  index  property  values. 
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Commercial  Rent  Analysis 

A  second  analysis  performed  by  the  Department  to  gauge 
market  activity  included  a  comparison  of  commercial  rent 
levels  between  1987  and  1988.  For  this  analysis,  the 
Department  consulted  several  established  sources  on 
commercial  rents,  in  particular:  The  Spaulding  &  Slye 
Quarterly  Review  of  Real  Estate  Trends  and  The  Leggat 
McCall/Grubb  &  Ellis  Availability  Analysis  of  Downtown/Back 
Bay  Office  Buildings.  The  results  of  this  analysis  are 
displayed  in  table  1C  and  graph  1C. 

The  results  portray  virtually  level  rents  between  the 
two  years.  The  combined  analysis  showed  no  increase  in  the 
median  rent.  In  fact,  nearly  90%  of  the  buildings  included 
in  the  survey  had  a  rent  changes  of  less  than  5%.  Therefore, 
this  analysis  provides  further  support  for  the  decision  not 
to  index  values  for  Fiscal  Year  1990. 

Interest  and  Capitalization  Rates:   Recent  Trends 

Interest  rates:  Table  2C  and  graph  2C  display  recent 
interest  rate  trends.  After  a  slow,  steady  decline  throughout 

1986,  most  major  interest  rates  dropped  even  further  in  early 

1987.  Through  October  1987,  however,  many  rates  rose  2  points 
or  more,  with  the  prime  rate  rising  from  7.50%  to  9.07%  . 
From  the  4th  quarter  of  1987  into  February  1988,  virtually 
all  money  market  and  capital  market  rates  dropped  to  levels 
reminiscent  of  the  1st  half  of  1987. 

The  balance  of  1988  found  all  rates  rising  again;   some 
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rising  steadily,  others  rising  slightly  and  then  fluctuating 
within  a  narrow  range.  Among  the  latter  were  Federal  Housing 
Administration  (FHA) -insured  mortgage  rates,  which  climbed  to 
10.84%  in  May  and  ended  the  year  at  10.81%  .  Most  rates 
peaked  at  year-end,  with  prime  at  10.50%  and  3-month  CDs  at 
9.25%  . 

As  graph  2C  depicts,  the  1988  scenario  for  market 
interest  rates  overall  was  largely  unspectacular.  Some  short- 
term  rates  rose  dramatically,  such  as  the  3-month  CD  rate, 
which  rose  from  6.60%  in  February  to  9.25%  at  year-end.  Most 
other  rates,  however,  moved  only  slightly.  The  FHA-insured 
mortgage  rate  continued  its  1987  slide  as  it  bottomed  out  at 
9.86%  in  February,  but  then  climbed  to  10.84%  in  May.  Except 
for  a  brief  dip  in  October  when  it  reached  10.2  3%,  the  FHA 
rate  remained  within  a  fairly  narrow  range  for  the  balance  of 
the  year,  ending  at  10.81%  . 

Reaching  a  low  in  February  and  March  of  8.50%,  the  prime 
interest  rate  climbed  through  most  of  1988,  nearly  converging 
with  the  FHA  rate  in  December  as  it  peaked  at  10.50%  .  What 
had  been  in  May  a  full  2 -point  spread  between  the  two  rates 
narrowed  by  year-end  to  0.31%. 

Capitalization  Rates;  Capitalization  rates  (as  published 
by  the  American  Council  of  Life  Insurance)  generally  follow 
the  pattern  established  by  mortgage  interest  rates,  as  shown 
on  graph  3C.  After  reaching  a  1984  high  of  11.2%, 
capitalization  rates  for  multifamily  and  nonresidential 
mortgages  fell  steadily  through  1985  and  continued  to  fall, 
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although  at  a  slower  rate,  through  1986  when  they  hit  a  low 
for  the  year  of  9.1%  . 

The  beginning  of  1987  saw  capitalization  rates  unchanged, 
with  only  slight  increases  for  the  balance  of  the  year  to 
reach  a  year-end  9.4%  .  A  sharp  drop  to  9.0%  occurred  in  the 
first  quarter  of  1988.  Yet,  as  in  1987,  capitalization  rates 
climbed  slowly,  peaking  at  9.3%  in  the  fourth  quarter  and 
remaining  there  into  1989. 

In  sum,  the  lack  of  any  significant  downward  movement  in 
interest  or  capitalization  rates  certainly  played  an  important 
part  in  reinforcing  the  stable  market  conditions  in  1988  and 
our  subsequent  market  indexing  decisions. 

Miscellaneous  Commercial  Market  Trends 

Vacancy  Rates5  -  The  second  half  of  1986  witnessed  one  of 
the  country's  lowest  office  vacancy  rates  in  downtown  Boston 
(Central  Business  District) .  New  construction  in  1986 
exceeded  3  million  square  feet,  up  from  2.1  million  square 
feet  in  1985.  Demand  for  office  space,  however,  declined 
sharply  in  1987.  Accordingly,  the  office  space  vacancy  rate 
climbed  steadily,  with  new  construction  dipping  below  2 
million  square  feet.  The  national  average  vacancy  rate  rose 
to  19  percent  in  1987. 


3Downtown  Boston  is  defined  as  the  area  bordered  by  State 
Street,  Tremont  Street,  Summer  Street  and  the  waterfront.  Back 
Bay  is  defined  as  the  area  bordered  by  Massachusetts  Avenue, 
Columbus  Avenue,  Charles  Street  and  the  Charles  River.  All  figures 
are  in  terms  of  net  rentable  area  (NRA)  .  An  average  rate  is  a 
typical  rate,  not  necessarily  a  mathematical  average. 
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Vacancy  rates  in  Boston  rose  even  higher  in  1933,  going 
over  10%  in  the  second  quarter  and  remaining  there  into  1989. 
In  the  4th  quarter  of  1988,  the  significant  level  of  office 
space  renovations  and  new  construction  contributed  to  the 
highest  vacancy  rate  of  the  year:  13.5%  Downtown  and  14.1% 
for  the  City  overall.  Yet,  Boston's  vacancy  rate  compares 
favorably  with  the  national  average  of  18.6%,  keeping  the 
Boston  market  at  the  forefront  of  both  national  and 
international  real  estate  investment. 

Subleasing  activity  rose  in  1988  and  had  a  significant 
impact  on  the  office  market.  Much  of  this  can  be  traced  to 
the  sharp  decline  in  the  stock  market  in  late  1987.  Boston's 
larger  financial  services  firms,  which  had  expanded  through 
1987,  suspended  further  growth.  Those  that  were  overcommitted 
ultimately  sublet  much  of  their  space  -  so  much,  in  fact,  that 
the  sublease  market  represented  25%  of  the  city's  total 
available  space. 

Absorption  Rates  -  For  the  Central  Business  District  and 
outlying  areas  combined,  Boston  was  fourth  nationwide  in  net 
absorption  in  1988  and  third  in  the  second  half  of  the  year. 
For  the  Central  Business  District  alone,  Boston  placed  second 
only  to  Chicago  for  both  the  entire  year  and  the  second  half. 

Rents  and  Taxes  -  At  $30.25  per  square  foot,  Boston's 
office  rents  in  the  Central  Business  District  are  second  only 
to  New  York's  $32.57  and  are  26.4%  above  the  national  average 
of  $23.92  (see  graph  4C)  .  Chicago  is  a  distant  third  at 
$26.94.   By  comparison,  Boston's  1987  rate  was  $27.08  and 
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Chicago's  was  $20.84.   At  $33.25  per  square  foot,  New  York's 
rate  was  actually  a  bit  higher  in  1987. 

Although  Boston's  1987  average  office  rental  rate  of 
$27.08  was  the  second  highest  in  the  nation,  taxes  per  square 
foot  were  only  $2.92.  In  1988,  Boston  had  the  nation's  second 
highest  rental  rate  of  $30.25  per  square  foot,  while  taxes  per 
square  foot  were  lower  than  those  of  high-rent  cities  such  as 
New  York  and  Chicago. 

The  Boston  rental  data  jibes  with  the  extremely  rapid 
expansion  of  the  Boston  office  market  between  1986  and  early 
1988.  In  other  words,  with  unusually  high  levels  of  new 
construction  and  leasing  activity  during  that  period,  asking 
rents  increased  at  a  steady  pace  until  supply  and  demand 
pressures  became  more  balanced  and  led  to  the  inevitable 
market  stabilization. 

For  buildings  under  construction,  Boston's  Class  A  rents 
are  the  highest  nationally  at  $50.00  per  square  foot.  Boston 
is  sixth  nationwide  in  terms  of  office  space  under 
construction,  with  just  over  5  million  square  feet  overall. 
In  the  Central  Business  District,  Boston  ranks  eighth 
nationally  in  office  space  under  construction. 
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Fiscal  Year  1990  Commercial  Assessments 

The  ultimate  measure  of  property  assessments  is  naturally 
the  "market"  itself,  i.e.  current  sale  prices  paid  for  actual 
properties.  A  one-to-one  comparison  of  a  sale  price  to  an 
assessment  yields  a  ratio,  and  the  aggregate  sale  ratios  can 
be  used  as  an  indicator  of  the  accuracy  of  current  assessments 
in  general.  This  type  of  value-testing  is  an  essential  part 
of  the  ongoing  valuation  analysis  conducted  by  this 
department. 

Commercial  Sales  Analysis 

Sales  analysis  is  useful  as  a  performance  indicator  of 
the  Department's  CAMA  system,  and  is  a  derivative  of  the 
valuation  standards  within  the  system,  and  also  is  a  measure 
of  market  appreciation.  One  method  of  measuring  market 
inflation  is  to  compare  property  values  annually.  This  is 
done  using  the  sale  dollars-per-square-foot  (of  building  area) 
as  a  unit  of  comparison. 

Graph  5C  illustrates  the  median  sales  price  per  square 
foot  of  fair  market  sales  that  occurred  during  the  years  1984 
through  1988.  In  this  analysis,  all  sales  were  first 
stratified  according  to  use  type  (apartment  vs.  commercial) 
and  then  location  (Central  Business  District  vs.  citywide) . 
As  mentioned  earlier  in  this  report,  the  lack  of  any 
significant  market  appreciation  over  the  last  year,  as 
demonstrated  by  these  statistics,  is  a  chief  reason  that  the 
indexing  of  values  is  not  necessary  for  Fiscal  Year  1990. 
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Sale  Ratios:  Assessment  Performance  Indicators 

The  sale  ratio  approach  to  determining  the  validity  of 
the  assessed  values  for  commercial  property  is  essentially  the 
same  as  used  for  residential  property.  Each  sale  is  compared 
to  its  Fiscal  Year  1990  assessment  (as  of  January  1,  1989), 
which  yields  the  assessment-to-sale  ratio.  Once  the  ratios 
are  grouped  according  to  property  type  and  location,  the  mean 
and/or  the  median  ratio  is  calculated.  The  median  is  the 
preferred  statistic,  since  it  is  frequently  more  precise. 

Since  there  are  much  fewer  commercial  sales  than 
residential  sales,  particularly  for  the  individual  property 
types,  a  much  broader  stratification  is  used  here.  There  are 
presently  57  different  commercial  valuation  districts,  which 
are  split  into  two  geographic  regions:  Downtown/  Back  Bay,  and 
the  remaining  outlying  areas  of  the  City. 

Stratification  by  property  type  is  also  necessary  in 
order  to  capture  meaningful  trends  from  the  sale/assessment 
ratios  within  each  group.  Therefore,  the  commercial  sales  are 
separated  into  seven  property  types: 


(1)  Apartment  (A)  (5)  Commercial  Condo  (CC) 

(2)  Apartment: 4-6  units  (R4)  (6)  Commercial  Land  (CL) 

(3)  Resident. /Commercial  (RC)  (7)  Industrial  (I) 

(4)  Commercial  (C) 
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Table  3C  displays  the  sale  ratios  for  those  sales  that 
occurred  during  1987-19886.  The  analysis  upholds  the  validity 
of  the  Fiscal  Year  1990  assessments,  as  the  ratios  for  all 
properties  fall  well  within  the  acceptable  range.  In 
addition,  an  analysis  of  sales  ratios  for  each  geographic 
commercial  region  demonstrates  that  assessments  are  within  an 
acceptable  range  of  market  value  and  uniform  across  the  City. 

Analysis  of  Commercial  Rent  Standards 

Commercial  rent  tables  are  essential  components  in  the 
calculations  of  assessed  values.  Much  like  the  assessed 
values  themselves,  these  tables  depend  on  a  variety  of  inputs. 
In  order  to  verify  that  these  tables  provide  reasonable 
indications  of  rent  levels  as  reflected  by  the  current  market, 
they  are  compared  with  office  market  surveys  conducted  by 
commercial  real  estate  investment/brokerage  firms.  Again,  the 
Department  incorporated  data  from  Spaulding  &  Slye  and  Leggat 
McCall/Grubb  &  Ellis  in  its  analysis.  Parts  of  the  surveys 
conducted  by  these  firms  include  estimated  rents  in  major 
office  properties  in  the  Downtown  and  Back  Bay  areas  of 
Boston.  (For  the  sake  of  thoroughness,  two  similar  sets  of 
data  were  measured.) 

Graph  6C  depicts  the  ratios  of  the  system  rents  (i.e., 
the  Department's  computer-generated  rents  calculated  from  the 
commercial  rent  tables)  to  the  Spaulding  &  Slye  rents,  the 


6Sales  from  the  previous  two  years  were  used  to  ensure  an 
adequate  number  of  sales  for  analysis  purposes. 
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Leggat  McCall  rents,  and  the  combined  Spaulding/Leggat  rents, 
respectively.  Given  the  means,  medians  and  overall  symmetry, 
the  histograms  demonstrate  that  the  commercial  rent  tables 
accurately  measure  a  great  majority  of  office  properties. 
Further,  it  can  be  noted  that  variance  between  the  commercial 
rent  tables  and  the  market  surveys  is  slight. 

Income  and  Expense  Analysis 

As  part  of  the  process  of  collecting  accurate  real  estate 
market  data,  the  Assessing  Department's  Research  &  Standards 
unit  distributes  an  annual  Income/Expense  questionnaire  (see 
Exhibits  1C,  2C  and  3C)  to  owners  and  managers  of  commercial 
property.  From  the  completed  questionnaires,  data  on  gross 
and  net  rental  income,  vacancies,  and  the  like  are  obtained, 
classified  and  analyzed.  Among  typical  classifications  are 
such  items  as  occupancy  type,  number  of  rentable  square  feet 
and  location. 

The  summary  statistics  displayed  in  table  4C  shows  the 
median  ratios  of  system  rents  (as  described  previously)  to 
rents  reported  on  the  income-expense  questionnaires.  A  look 
at  this  data  provides  additional  evidence  that  on  the  whole, 
1988  rental  income  for  all  property  types  remains  unchanged 
from  1987  levels. 
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TABLE  1C 


SUMMARY  OF  DOWNTOWN  BOSTON  AND  BACK  BAY 

OFFICE  SPACE  RENTAL 

Source:   The  Spaulding  &  Slye  Report 


OVERALL  SUMMARY:  JAN_1_87 

NO.  OF  BUILDINGS  REPORTED  126 

NO.  OF  BUILDINGS  W/  RENT  DATA  120 

AVERAGE  RENT  PER  SQ  FT  $27.08 


JAN  1  88 


126 

120 

$27.80 


JAN  1  89 


126 

116 

$28.33 


PERCENT  CHANGE: 


88/87 


89/88 


DOWNTOWN  VS.   BACK  BAY 


89  /  87 


NO.  OF  BUILDINGS  U/  DATA 

118 

114 

113 

AVERAGE  PERCENT  CHANGE 

1.94% 

1.58% 

3.94X 

NO.  OF  BUILDINGS  WITH: 

NO  PERCENT  CHANGE 

68 

58 

38 

PERCENT  CHANGE  >  0 

29 

32 

50 

PERCENT  CHANGE  <  0 

21 

24 

25 

DOWNTOWN  BOSTON  SUMMARY: 

NO.  OF  BUILDINGS 

NO.  OF  BUILDINGS  W/  DATA 

AVERAGE  RENT  PER  SO  FT 


JAN_1_87  JAN_1_88  JAN_1_89 

101  101  101 

96  97  95 

$27.18  $27.86  $28.40 


89/88 


PERCENT  CHANGE:  88/87 

NO.  OF  BUILDINGS  W/  DATA  95  93 

AVERAGE  PERCENT  CHANGE  1.77%      1  72% 
NO.  OF  BUILDINGS  WITH: 

NO  PERCENT  CHANGE  52  44 

PERCENT  CHANGE  >  0  23  27 

PERCENT  CHANGE  <  0  20  22 


89  /  87 


92 

3.93% 

27 

41 
24 


BACK  BAY  SUMMARY: 

NO.  OF  BUILDINGS 

NO.  OF  BUILDINGS  W/  DATA 

AVERAGE  RENT  PER  SQ  FT 


JAN_1_87    JAN  1  88    JAN  1  89 


25 

24 
$26.68 


25 

23 

$27.55 


25 

21 
$28.00 


PERCENT  CHANGE:  88/87 

NO.  OF  BUILDINGS  W/  DATA  23 

AVERAGE  PERCENT  CHANGE  2.63% 
NO.  OF  BUILDINGS  WITH: 

NO  PERCENT  CHANGE  16 

PERCENT  CHANGE  >  0  6 

PERCENT  CHANGE  <  0  1 


89/88 


21 

0.99% 

14 
5 
2 


89  /  87 


21 

3.97% 

11 
9 

1 
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GRAPH  1C 


Downtown  &  Back  Bay  Rent  Summary  1983 


Spaulding  &  Slye  Reported  %  Change  1987-88 
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GRAPH  1C  (continued) 


Downtown  &  Back  Bay  Rent  Summary  1988 


Spaulding  &  Slye  Reported  %  Change  1987-88 ,  Downtown 
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GRAPH  1C  (continued) 


Downtown  &  Back  Bay  Rent  Summary  1988 


Spaulding  &  Slye  Reported  %  Change  1987-88,  Back  Bay 
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TABLE  2C 


MARKET  INTEREST  RATES  (6  MONTH  AVERAGE) 

YEAR  DIS.  RATE  CD  3  MONTH  T-NOTES  PRIME  CORP  AAA  FHA  MTGE 

1984      8.73       10.32     12.33  11.69  12.75  13.96 

1984      8.87       10.41     12.16  12.40  12.67  13.68 

8.28     10.76  10.37  11.94  12.81 

7.81      9.50  9.50  10.80  11.67 

7.12      7.78  8.99  9.29  10.17 


1985 

7.89 

1985 

7.50 

1986 

6.99 

1986 

5.66 

1987 

5.50 

1987 

5.83 

1988 

6.00 

1988 

6.40 

*1989 

6.85 

5.92 

6.84 

7.68 

8.75 

9.66 

6.43 

7.35 

7.77 

8.77 

9.58 

7.29 

8.53 

8.63 

9.99 

10.74 

6.97 

8.16 

8.68 

9.68 

10.38 

8.49 

8.78 

9.95 

9.74 

10.61 

9.59      9.07   11.17      9.59     10.71 
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INTEREST  RATES' 
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5  YR  T-NOTE        "*"  FHA-INSURED  MORTGAGE 


PRIME 

RATE 

5  YR 

T-NOTE 

FHA 

INSURED 

MORTGAGE 

RATE 

1987 

1988 

1989 

1987 

1988 

1989 

1987 

1988 

1989 

JAN 

7.50 

8.75 

10.50 

JAN 

6.64 

8.18 

9.15 

JAN 

8.79 

10.17 

10.69 

FEB 

7.50 

8.51 

10.93 

FEB 

6.79 

7.71 

9.27 

FEB 

8.81 

9.86 

10.88 

MAR 

7.50 

8.50 

11.50 

MAR 

6.79 

7.83 

9.51 

MAR 

8.94 

10.28 

11.16 

APR 

7.75 

8.50 

11.50 

APR 

7.57 

8.19 

9.30 

APR 

10.02 

10.46 

10.88 

MAY 

8.14 

8.84 

11.50 

MAY 

8.26 

8.58 

8.91 

MAY 

10.61 

10.84 

10.55 

JUN 

8.25 

9.00 

11.07 

JUN 

8.02 

8.49 

8.29 

JUN 

10.33 

10.65 

10.08 

JUL 

8.25 

9.29 

JUL 

8.01 

8.66 

JUL 

10.38 

10.66 

AUG 

8.25 

9.84 

AUG 

8.32 

8.94 

AUG 

10.55 

10.74 

SEP 

8.70 

10.00 

SEP 

8.94 

8.69 

SEP 

11.22 

10.58 

OCT 

9.07 

10.00 

OCT 

9.08 

8.51 

OCT 

10.90 

10.23 

NOV 

8.78 

10.05 

NOV 

8.35 

8.79 

NOV 

10.76 

10.63 

DEC 

8.75 

10.50 

DEC 

8.45 

9.09 

DEC 

10.63 

10.81 

AVERAGE 


8.20 


9.32    11.17 


AVERAGE 


7.94 


8.47 


9.07 


AVERAGE   10.16 


10.49 


10.71 
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GRAPH    3C 


MORTGAGE  AND  CAPITALIZATION  RATES 

1987  -    1988 
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GRAPH    4C 


AVERAGE  YEARLY  RENTS  AND  TAXES 

DOWNTOWN  OFFICE  SPACE   (PEP.  S'QFAI:f     f-OO'j, 

1988 


N.  Y.    BOS.    CHI.     MIA.    L.  A.     DC.     S.  F    HART.  PHIL.  PITTS.  ATL.     DAL. 


DOWNTOWN  RENT 


TAXES 


CITY 


DOWNTOWN 
RENT/S.F. 


TAXES 
PER  S.    F. 


CLASS  A 
RENT/S.F. 


TAXES 
PER  S.    F. 


NEW  YORK  32.57 

BOSTON  30.25 

CHICAGO  26.94 

MIAMI  25.77 

LOS  ANGELES  25.73 

WASHINGTON,  D.C.  25.35 

SAN  FRANCISCO  23.23 

HARTFORD  22.75 

PHILADELPHIA  21.39 

PITTSBURGH  20.11 

ATLANTA  18.37 

DALLAS  H.61 


4.88 


19 
01 
56 


1.92 
3.12 
1.39 
2.30 
1.89 
2.54 
1.52 
1.52 


33.24 
32.05 
29.03 
26.06 
26.46 
26.01 


22.78 
23.13 
18.96 
15.53 


5.71 
4.67 
5.65 
3.32 
1.72 
2.73 
1.06 

2.28 
3.14 
1.55 
1.72 


SOURCE:   1989  BOMA  EXPERIENCE  EXCHANGE  REPORT 

*CLASS  A  SPACE:  ATLANTA,  MIAMI  AND  WASHINGTON  OVER  300K-600K  SO.  FT. 
LOS  ANGELES  OVER  100K-300K  SO.  FT. 
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GRAPH    5C 


BOSTON  REAL  ESTATE  VALUES 

MEDIAN  SALE  PRICE  PER  SQUARE  FOOT 

OF  BUILDING  VALUE 
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A,  R4.  RC  DOWNTOWN 


1  988 


YEAR 

PROPERTY 
TYPE 

CITY  WIDE 
TOTAL 

CENTRAL 

BUSINESS 

DISTRICT 

1983 

C,  I 
A,  R4, 

RC 

$25.43 
$21.10 

$48.10 
$42.65 

1984 

C,  I 
A,  R4, 

RC 

$28.47 
$28.75 

$64.35 
$55.78 

1985 

C,  I 
A,  R4, 

RC 

$34.86 
$37.60 

$93.06 
$83.53 

1986 

C,  I 
A,  R4, 

RC 

$47.79 
$48.83 

$148.48 
$99.41 

1987 

C,  I 
A,  R4, 

RC 

$73.67 
$58.23 

$162.04 
$117.96 

1988 

c,  I 
A,  R4, 

RC 

$64.95 
$57.72 

$158.23 
$111.75 
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TABLE  3C 


FY  90  ASSESSMENT  PERFORMANCE 
NEIGHBORHOOD  ANALYSIS 


Property  Class    Property  Class 


C  -  I  -  CC 


REGION 


C.A.D. 


# 
Sales 


Median 
Ratio 


A  -  R4  -  RC 


# 
Sales 


Median 
Ratio 


EAST  BOSTON 

1 


CHARLESTOWN 
2 


5-20 


25  -  40 


ALLSTON-BRIGHTON 

3  45-55 


CBD  /  BACK  BAY 

4  60  -  100 


9      0.98 


1.04 


21      0.87 


63      1.00 


Sales  per  group: 
TOTAL  SALES:      4  52 


196 


35      0.98 


1.01 


15      1.02 


61      0.97 


SOUTH  BOSTON 
5 

103 

-  120 

31 

0.93 

37 

0.  94 

DORCHESTER 
6 

125 
150 

-  130 

-  165 

23 

0.88 

34 

0.95 

ROXBURY  /MATTAPAN 
7 

135 

-  140,  170 

17 

0.98 

39 

0.94 

HYDE  PARK 
8 

173 

-  185 

8 

0.93 

12 

1.00 

JAMAICA  PLAIN 
9 

145, 

190-195 

8 

0.90 

12 

0.94 

WEST  ROXBURY 
10 

200 

-  245 

13 

1.01 

6 

1.00 

256 
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TABLE  3C  (continued) 


FY90  ASSESSMENT  PERFORMANCE 
AS  MEASURED  AGAINST  1987  /  1988  SALES 

Sale  Ratios  are  based  on  Assessed  Value  /  Sale  Price 
Property  types  include:  C  -  I  -  CC  -  CL  -  A  -  R4  -  RC 


**1988  SALES** 


**1987-88  SALES** 


LAND 
USE 

# 
SALES 

MEDIAN 
RATIO 

# 
SALES 

MEDIAN 

RATIO 

A 

17 

0.91 

33 

0.97 

R4 

66 

0.96 

146 

0.97 

RM  HSE 

9 

0.92 

14 

0.98 

RC 

44 

0.88 

63 

0.93 

SUB-TOTAL 

C 
CC 

I 
CL 


136 

52 
24 
11 
16 


0.92 

0.88 
1.00 
0.89 
1.05 
0.93 


256 

94 
56 
18 

28 


0.97 

0.91 
1.00 
0.91 
0.98 
0.94 


SUB-TOTAL 
TOTAL 


103 
239 


196 
452 
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GRAPH  6C 


Downtown  &  Back  Bay  Rent  Summary  1988 


Rent  Ratio:  System/Spaulding  &  Slye 
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GRAPH  6C  (continued) 


Downtown  &  Back  Bay  Rent  Summary  1938 


Rent  Ratio:  Bystem/Leggat  McCall 
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GRAPH  6C  (continued) 


Downtown  &  Back  Bay  Rent  Summary  1933 


Rent  Ratio:  System/Spaulding  and  Leggat 
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EXHIBIT    1C 


r 


CITY   OF   BOSTON   ASSESSING   DEPARTMENT 
INCOME /EXPENSE    QUESTIONNAIRE 


Name 


apartment 

Pf90 


Contact    person    (If   necessary): 
Telephone/1 


L 


BUILDING  OCCUPANCY 
Are  the  premises  occupied  bv  owner'' 

If  yes,  what  percent  of  total 
building  area 


Please  complete  this  form  in  its  entirety  and  return  it  to  the  Assessing  Department 
within  60  days. 


SECTION  A.  APARTMENT  RENTAL  SCHEDULE 


— D— 


-E 


p 


Unit 
Type 


CURRENT  RENT  ANNUAL  INCOME 

Rental  Rate  (Actual  rent 

Number  of   per  month  collected) 

Units      as  of  Jan' 89  Jan' 88- Jan' 89 


SI.  Studio 

IB.  1 -Bed room 

2B.  2-Bedroom 

3B.  3-Bedroom 

4B.  A-Bedroom 

01.  Other: 

01.  Other: 


Wl.  Weekly  Room 
Rentals 


TOTAL  RENT  COLLECTED  IN  1988: 


Lease  In 
Effect 


RENT  CONTROL 

RC/VD   Maximum 
Rent 


Annual  Gross  Rental  Income 

@  1001  Occupancy   $ 


LESS:   Vacancy/loss        -($_ 
ADD  :   Parking  Income         $_ 


ADD 


Other   Income 


Parking    Income: 

If   on-site  parking   Is 

available   for  a   fee: 

Number   of    spaces    rented 

Number  charge   per   space   i 


(e.g.    sign   rental,    laundry,    vending  machines) 
Effective   Gross   Income  i  
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EXHIBIT  1C  (continued) 


•JCTION   B.    EXPENSE   SCHEDULE 


APT 


ILst    Annual   Operating   Expenses   only.      Do   not    Include   debt    service    or  mortgage   payments.      The 

oat   of   any   capital    improvement    replacement    (e.g.    new   roof,    heating    system)   must    be   pro-rated 
i/er   the    life   of    the    improvement. 


Paid    by   Owner 


1L.  Management  \ 

1.   Repairs /Maintenance  $ 

:3.  Heat  Expense  i 

.    Electric  Expense  t 

.  Other  Utilities  i 

6.  Insurance  $ 

.  Real  Estate  Taxes  i 
8.  Replacement  Reserves^ 

.  Other:  £ 

Total  expenses:  i_ 
OTES: 


Check    below   if    paid 
by   Tenant (8) 


Place    a   check,   below   if    any 
Items   are    Included    in   the 
rent . 
On-site    parking 

Garage   parking 

Furniture  /carpet 

Appliances    (stove/ref rig) 

Air-conditioning 

Heat 

Light 

Interior  cleaning 

Trash  removal 

Other 


Does    the    building    include 
any  of   the   following? 

On-site    security   office 

On-site   bldg.    manager 

Central   heat    system 

Elevators 

Laundry  facilities 

Fitness  Center  /sw  pool 


ECTION  C.   Multiple  Parcel  Report  Data 

f  the  income  reported  above  includes  more  than  one  parcel,  indicate  the  location  and  parcel 
iumber(s)  below. 


Parcel  Number 

/  / 


Address 


Parcel  Number 
/  / 


Address 


/ 


/ 


/ 


/ 


C2.  Does  this  property  benefit  from  any  form  of  Government  Rental  Subsidy? 
If  Yes,  Please  Specify  Type  of  Subsidy  and  Terms. " 


I  hereby  certify  that  the  information  supplied  is  true  and  correct. 


Signature  of  Owner /Taxpayer  Date  Telephone  Number 

Return  Completed  Quest ionnaire(s)  To:   Assessing  Department,  P.O.  Box  2347,  Boston,  MA  02107 

I  If  you  have  any  questions  about  this  form  please  call  the  Assessing  Department,  Valuation 
Standards  Unit  at  (617)  725-3409. 
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EXHIBIT    2C 


ASSESSING  ' 
DEPARTMENT 


CITY  OF  BOSTON  ASSESS  INC  DEPARTMENT 
INCOME /EXPENSE  QUESTIONNAIRE 


OFFICE 

FY?0 


— *    *  "      CITY  O*  UirOM 

Name 

Contact  person  (if  necessary 
Telephone /; 

BUILD 
Are  the  pr 

If  yes 
bulldli 

INC  OCCUPANCY 
smlses  occupied  by 

,  what  percent  of 
ig  area 

Assessing  Departn 

owner? 

total 

j 

Please  complete  this  form  in  its  entirety  and  return  it  to  the 
within  60  days. 

iECTION  A.  COMMERCIAL  RENTAL  SCHEDULE 

SBt 

Rentable  Sq.   Rental  rate      ANNUAL  INCOME 
Occupancy          Ft.  Area      as  of  Jan' 89     (actual  rent 

Type       Floor   (occupied  or   (Indicate  rent    collected) 
Description  Level   vacant)**    per  month  or     Jan' 88-Jan1 89 

per  9q.  ft.) 

Lease  In   Lease   Lease 
Effect    Base    Years 
(Y/N)     Year  Remaining 

Uo.  Office 

}40.  Office 

B40.  Office 

B40.  Office 

340.  Office 

B40.  Office 

1340.  Office 

340.  Office 

319.  Retail 

320.  Service/ 

retail 
316.  Storage/ 

warehse 
Other: 

Other: 

TOTAL 

RENT  COLLECTEI 

)  IN  1988: 

* 

Annual  Gross  Rental  Income 

@  1002  Occupancy   % 


LESS:   Vacancy /loss 
ADD  :   Parking  Income 


ADD 


Other  Income 


(e.g.  sign  rental,  laundry,  vending  machines) 
Effective  Gross  Income        i 


**The  RENTABLE  AREA  listed  above  is  based  on 
[  ]  Gross  Bldg.  Area    [  ]  Net  Rentable 

Parking  Income:  If  on-site  parking  is 
available  for  a  fee: 


Number  of  spaces  rented 
Monthly  charge  per  space  i 
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EXHIBIT   2C    (continued) 
SECTION   B.    EXPENSE   SCHEDULE 


OFT 


List    Annual    Operating    Expenses    only.       Do    not    Include    debt    service    or   mortgage    payments.       The 
cost    of    any    capital    Improvement    replacement    (e.g.    new   roof,    heating    system)    must    be    pro-rated 
over   the    life   of    the    Improvement. 

Check    below    If    paid 
by   Tenant(s) 


Paid  by  Owner 


Bl.  Management  $_ 

B2.  Repairs/Maintenance  $ 

B3.  Heat  Expense        $ 

BA.  Electric  Expense    t 

B5.  Other  Utilities     t 

B6.  Insurance  t 

B7.  Real  Estate  Taxes   $ 

B8.  Replacement  Reserves^ 

B9.  Other:  i 

Total  expenses:     i_ 


Place   a   check    below    if    any 
Items    are    Included    in    the 
rent . 
On-site    parking 

Garage    parking 

Furnl ture /carpet 

Appliances    ( stove  /refrl g ) 

Air-conditioning 

Heat 

Light 

Interior  cleaning 

Trash  removal 

Other 


CAPITAL   IMPROVEMENTS /Tenant   Alterations:    List   below  any 
non-typical   expend 1 ture (s).      Include   the  dollar  costs  and 
the   expected    life    (years)   of  the   Improvement. 


Does   the   building    Include 
any  of   the   following? 


On-site   security   office 
On-site   bldg.    manager 

Central    heat    system 

Elevators 

Laundry   facilities 

Fitness   Center    /sw  pool 


TENANT  RENTAL  INCENTIVES:    If  tenants  were   given   Incentives   (e.g   free   rent   allowance, 
discounts,    tenant   build-out   or  pass-through  allowances,   etc)   which  Impact   the  Effective   Gross 
Annual    Income,    list   the  details  here   or  on  a   separate  sheet   of  paper. 


SECTION  C.     Multiple   Parcel  Report  Data 

If   the  Income   reported  above   includes  n»re  than  one  parcel,    Indicate   the   location  and 
parcel  number(s)   below. 

Parcel   Number                             Address  Parcel  Number                                 Address 

/  /  / / 


/ 


/ 


/ 


/ 


I  hereby  certify  that  the  Information  supplied  Is  true  and  correct, 


Signature  of  Owner /Taxpayer  Date  Telephone  Number 

Return  Completed  Questlonnalre(s)  To:   Assessing  Department,  P.O.  Box  2347  Boston,  MA  0210" 

If  you  have  any  questions  about  this  form  please  call  the  Assessing  Department,  Valuation 
Standards  Unit  at  (617)  725-3409. 
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EXHIBIT  3C 


CITY  OF  BOSTON  ASSESS TNC  DEPARTMENT 
INCOME /EXPENSE  QUESTIONNAIRE 


Name 


COMMEPCIAL 
FY90 


Contact  person  (if  necessary) 
Telephone/' 


BUILDING  OCCUPANCY 
Are  the  premises  occupied  by  owner9 

If  yes,  what  percent  of  total 
building  area 


Please  complete  this  form  In  Its  entirety  and  return  It  to  the  Assessing  Department 
within  60  days. 


ECTION  A.  COMMERCIAL  RENTAL  SCHEDULE 

Rentable  Sq.   Rental  rate 
Occupancy         Ft .  Area 

Type  (occupied  or 

Description       vacant** 


as  of  Jan* 89 
(Indicate  rent 
per  month  or 
per  sq.ft.) 


ANNUAL  INCOME 

(actual  rent  Lease  In 

collected)  Effect 
Jan' 88- Jan' 89    (Y/N) 


Lease 

Lease 

Base 

Years 

Year 

Remaining 

19.  Retail 
19.  Retail 

19.  Retail 

20.  Service /retail 
20.  Service 

40.  Office 

40.  Office 

26.  Restaurant 

20.  Storage /warehse 

00.  Manufacturing 

04.  Light  indust. 

Other: 

Other: 


TOTAL  RENT  COLLECTED  IN  1988: 


i 


Annual  Gross  Rental  Income 

@  1001   Occupancy   $ 


..ESS:  Vacancy/loss  -(£_ 
VDD  :  Parking  Income  $_ 
ADD  :  Other  Income    4 


**The  RENTABLE  AREA  listed  above  is  baser!  on: 
[  ]  Gross  Bldg.  Area    [  ]  Net  Rentable 

Parking  Income:  If  on-site  parking  is 
available  for  a  fee: 


Number  of  spaces  rented 
Monthly  charge  per  space  i 


(e.g.  sign  rental,  laundry,  vending  machines) 
Effective  Gross  Income        i 
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EXHIBIT  3C  (continued) 


SCTION   B.    EXPENSE   SCHEDULE 


:-- 


1 8t    Annual    Operating    Expenses    only.      Do   not    Include   de>>t    service    or  mortgage    payments.       The 
c.6t    of    any    capita]    Improvement    replacement    (e.g.    new    roof,    heating    system)    must    be    pro-rated 
rer   the    life    of    the    Improvement. 

Check    below    If    paid 


Paid    by   Owner 


by 


1. .  Management 

12.  Repairs/Maintenance 

B.  Heat   Expense 

4.  Electric  Expense 

5.  Other  Utilities 

6.  Insurance 

|7.  Real  Estate  Taxes 

8.  Replacement  Reserves 

9.  Other:  

Total  expenses: 
OTES: 


enant (s) 


Place    a   check    below   if    any 
Items    are    included    in   the 
rent . 
On-site    parking 


Garage    parking 

Furni  tu re  /carpet 

Appliances    (stove/ref rig } 

Air-conditioning 

Heat 

Light 

Interior  cleaning 

Trash  removal 

Other 


Does   the   building   include 
any  of   the   following? 


On-site    security   office 

On-site   bldg.   manager 

Central   heat    system 

Elevators 

Laundry  facilities 

Fitness  Center  /sw  pool 


ECTION  C.   Multiple  Parcel  Report  Data  _ 

If  the  income  reported  above  includes  more  than  one  parcel,  indicate  the  location  and  parcel 
number(s)  below. 


Parcel  Nuaber 

/  / 


Address 


Parcel   Number 

/       / 


Address 


/ 


/ 


/ 


/ 


I  hereby  certify  that  the  information  supplied  is  true  and  correct. 


Signature  of  Owner /Taxpayer  Date  Telephone  Number 

Return  Completed  QueBtionnaire(s)  To:   Assessing  Department,  P.O.  Box  2347,  Boston,  MA  02107 

If  you  have  any  questions  about  this  form  please  call  the  Assessing  Department,  Valuation 
Standards  Unit  at  (617)  725-3409. 
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TABLE  4C 


Median  Ratios  of  System 

Rents  to  Reported  Rents  as  per 

Income/Expense  Questionnaire 


Region 

Property 

Use 

Median 

All 

All 

1.05 

3 

Retail 

1.11 

3 

Office 

.99 

3 

Industrial/Warehouse 

.90 

4 

Office 

1.01 

4 

Industrial/Warehouse 

1.  18 

5 

Retail 

.89 

5 

Office 

.95 

5 

Industrial/Warehouse 

1.13 

6 

Retail 

.93 

6 

Office 

.97 

8 

Retail 

1.10 

10 

Retail 

1.10 

10 

Office 

1.10 

10 

Industrial/Warehouse 

1.00 
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Section  IV 

Description  of  Assessment 

Maintenance  Process 
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FISCAL  YEAR  1990  MAINTENANCE  ACTIVITIES 

Real  property  in  Boston  is  constantly  changing.  Each 
year,  a  number  of  parcels  are  sold,  renovated,  demolished, 
newly  constructed,  etc.  In  order  to  keep  the  database  and, 
ultimately,  assessments  updated,  the  Assessing  Department 
recollects  property  data  on  these  parcels  as  part  of  its 
annual  maintenance  process. 

The  maintenance  process  utilizes  the  same  basic  framework 
for  data  collection  and  appraising  as  a  complete  revaluation: 

DATA  COLLECTION.  Individual  property  characteristics 
for  maintenance  properties  are  collected  and  stored  in 
the  Department's  computer  database. 

VALUATION.  The  physical  data  characteristics  are  then 
combined  with  the  Department's  established  valuation 
standards  in  computerized  valuation  models  which 
determine  the  assessed  valuation  for  each  property. 
FIELD  REVIEW.  These  new  values  are  then  reviewed  and 
verified  by  the  field  staff  to  ensure  the  values  are 
supported  by  recent  sales  and  consistent  among  similar 
properties. 

CERTIFICATION.  Upon  careful  review,  the  new  values  are 
submitted  to  the  Department  of  Revenue  for  certification. 

Table  1M  presents  summary  data  on  the  maintenance 
activities  of  the  Department  in  Fiscal  Year  1990. 
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TABLE    1M 


FY   1990  MAINTENANCE  ACTIVITIES 
NUMBER  OF  PARCELS 


COMMERCIAL 

RESIDENTIAL 

NEW  CONSTRUCTION 

365 

153 

RENOVATIONS 

120 

397 

PARCEL  SUB-DIVISIONS 

134 

82 

FIRES/DEMOLITIONS 

36 

39 

SALES 

1,827 

11,355 

EXEMPT  TO  TAXABLE 

98 

77 

RESIDENTIAL  CONDOS 



2,255 
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Appendix  I 

Commercial  Market: 

A  Historical  Perspective 
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APPENDIX  I 
COMMERCIAL  MARKET:   A  HISTORICAL  PERSPECTIVE 

Much  of  the  analysis  of  real  estate  activity  presented 
in  this  report  reflects  a  significant  change  in  the  market 
from  the  recent  past.  The  following  provides  a  brief  overview 
of  what  has  transpired  over  the  last  several  years.  This  look 
back  will  add  perspective  to  current  market  conditions. 

In  the  early  1980s  Boston's  real  estate  market  was 
sluggish.  This  situation  mirrored  the  slow  economy 
nationwide.  Interest  rates  were  relatively  high,  which  helped 
keep  new  construction  starts  as  well  as  overall  real  estate 
activity  to  a  minimum.  By  the  end  of  1983,  existing  office 
space  in  downtown  Boston  was  fully  occupied,  with  a  vacancy 
rate  hovering  around  2%.  The  lack  of  available  space  was 
readily  apparent. 

By  the  end  of  1984,  however,  the  picture  looked  radically 
different.  Leasing  and  office  expansion  activity  had 
increased,  and  remained  brisk  throughout  the  year.  As 
interest  rates  began  to  decline  compared  with  previous  years, 
developers  shifted  into  high  gear.  We  note  that  in  1984  there 
was  more  new  construction  of  office  space  —  a  record  opening 
of  4.4  million  square  feet  —  than  during  any  other  year,  or 
even  period  of  years,  in  the  City's  history.  As  great  as  this 
quantity  was,  however,  it  was  quickly  absorbed  by  existing 


-83- 


demand,  as  1984  witnessed  a  record  volume  of  leasing  activity. 
Because  of  the  unusually  strong  expansionary  market,  the 
vacancy  levels  never  rose  above  11%  during  the  entire  4-year 
period  from  1984  to  1988,  despite  an  addition  of  over  10.4 
million  square  feet  of  office  space.  Graph  1A  illustrates  the 
overall  growth  in  office  space  from  1983  to  present. 

Interest  rates  and  mortgage  rates  continued  to  fall 
during  1985  through  1986,  dropping  significantly  from  a  high 
of  almost  13%  in  early  1984  to  below  9%  at  the  end  of  1986. 
Lower  interest  rates,  which  benefitted  commercial  builders  and 
developers,  helped  stimulate  the  overall  increase  in  new 
construction,  rehabilitation  of  existing  property  and 
condominium  conversion.  The  Boston  economy  was  extremely 
robust  from  1984  through  1987,  and  during  1987  the  overall 
vacancy  rate  of  6-7%  was  still  one  of  the  lowest  in  the 
country. 

In  the  residential  sector,  changes  were  also  taking  place 
which  affected  the  commercial  market.  Although  changes  to 
residential  market  growth  have  virtually  no  direct  impact  on 
downtown  office  development,  there  is  nonetheless  an  impact 
on  that  segment  of  the  commercial  market  that  includes  smaller 
developments  outside  of  the  Central  Business  District. 
Included  here  are  apartment  and  condominium  construction, 
industrial  development  and  small  office  buildings. 

In  the  residential  market,  the  lower  interest  rates  of 
1985  and  1986  enabled  many  buyers  to  enter  the  market  for  the 
first  time,  thereby  creating  a  strong  demand  for  housing. 
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Because  the  existing  supply  of  housing  could  not  sufficiently 
absorb  and  satisfy  the  strong  demand,  prices  shot  up 
dramatically.  The  link  or  common  ground  between  the  two 
"markets"  in  this  case  is  the  availability  of  land  and  current 
land  values. 

As  builders  rushed  to  build  more  housing  in  response  to 
demand,  the  existing  supply  of  vacant  (buildable)  land, 
already  limited,  quickly  evaporated.  This  served  to  drive  the 
price  of  buildable  lots  to  levels  previously  unheard  of  - 
often  doubling  in  value  in  a  matter  of  months,  sometimes 
tripling  within  a  year. 

Outside  of  the  downtown  office  market,  the  sharp  increase 
in  land  values  affected  both  residential  and  commercial 
property  alike.  As  land  acquisition  costs  rose,  overall 
project  development  costs  rose,  and  as  a  result  final  sale 
prices  jumped.  As  purchase  prices  increased,  so  did  the 
amount  borrowed  to  finance  the  purchase.  There  was  also  a 
sharp  escalation  of  rents,  which  typically  have  to  support  the 
mortgage  on  income  property.  And  as  rents  and  purchase  prices 
continued  to  rise,  it  was  only  a  matter  of  time  before 
property  values  were  simply  pushed  out  of  the  price  range  of 
the  average  buyer. 

By  mid-1987,  interest  rates  had  started  to  rise  again, 
and  all  facets  of  the  market  experienced  a  tremendous 
slowdown.  Most  lending  institutions  began  to  exercise  tighter 
control  over  credit  policies  and  loan  limits,  regarding 
commercial  as  well  as  residential  loans. 
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At  about  the  same  time,  the  office  market  in  downtown 
Boston  was  also  reaching  a  plateau  of  "absorption- 
saturation".  The  tremendous  demand  for  new  space,  which 
fueled  the  new  construction  between  1983  and  1987,  was  for  the 
most  part  satisfied  by  the  end  of  1987  and  thus  abated.  The 
recent  delivery  of  several  new  buildings  during  1988,  which 
added  another  3.2  million  square  feet  of  office  space  to  the 
market,  served  to  exacerbate  the  situation.  Graph  2  A  shows 
the  total  amount  of  new  construction  in  downtown  Boston  each 
year,  and  graph  3A  illustrates  the  history  of  vacancy  rates 
in  the  City  since  1983.  The  vacancy  rate,  which  mirrors  the 
interaction  of  supply,  demand  and  the  absorption  rate,  rose 
from  6-7%  to  almost  13%  (the  highest  in  recent  history)  during 
the  second  half  of  1988. 

The  Federal  Tax  Reform  Act  of  1986  also  had  an  impact  on 
commercial  market  activity.   In  essence,  changes  to  the  tax 
law  limited  the  potential  profit  of  real  estate  investments 
in  two  ways.   First,  a  restriction  was  placed  on  the  amount 
of  mortgage  interest  and  operating  losses  that  could  be 
deducted  on  real  estate  that  was  held  as  a  passive  investment. 
This  change  affected  the  "tax  shelter"  aspect  of  real  estate 
investment.   Second,  capital  gains  from  property  resale  no 
longer  received  preferential  treatment  (i.e.,  a  separate, 
lower  tax  rate) ,  but  instead  were  treated  as  regular  income. 
As  a  result  of  these  changes,  first  felt  in  1987,  much  of  the 
"speculation"  in  real  estate  was  curtailed. 
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The  factors  mentioned  above  have  all  contributed  to  an 
"over-supply"  situation  in  downtown  Boston,  which  has  helped 
to  trigger  a  competitive  rental  market  for  new  space  as  well 
as  sublet  space.  Although  asking  rents  for  new  office  space 
have  reached  record  levels,  there  is  more  uncertainty 
regarding  the  time  frame  for  rent-up  (to  full  occupancy)  and 
the  necessity  of  rental  incentives  (i.e.  asking  rent  vs. 
tenant  discounts)  than  in  the  past. 

In  summary,  the  relatively  flat  commercial  market  that 
has  characterized  1988  provides  a  necessary  "breather"  for  a 
continued  healthy  market. 
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GRAPH  1A 
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GRAPH    2A 


NEW  CONSTRUCTION  IN  DOWNTOWN  BOSTON 

1983  -   1988 
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SOURCE:  CUSHMAN  &  WAKEFIELD 
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GRAPH    3A 


ESTIMATES  OF  QUARTERLY  VACANCY  RATES 
FOR  CLASS  A  OFFICE  SPACE 
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Appendix  II 

Summary  of  Commercial 
Market  Survey  Results 
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APPENDIX  II 
SUMMARY  OF  COMMERCIAL  MARKET  SURVEY  RESULTS 

The  following  summary  presents  highlights  of  the  opinions 
expressed  by  local  bankers  and  appraisers  in  discussions  with 
the  Assessing  Department. 


All  agreed  that  Boston  entered  a  period  of  low  market 
appreciation  in  1988.  For  the  period  when  the  market 
activity  begins  to  pick  up  in  the  next  2  to  3  years, 
estimates  of  annual  appreciation  range  from  6%  to  8%. 

While  many  of  the  banks  have  an  adequate  supply  of  money 
to  lend,  and  would  naturally  like  to  do  business,  higher 
interest  rates  have  caused  market  activity  to  slow,  and 
there  are  relatively  few  proposed  new  development 
projects. 

Most  banks  remain  conservative  in  their  lending  policies, 
and  will  no  longer  "speculate"  on  deals  that  require 
extremely  high  leverage.  Many  banks  have  recently 
experienced  some  foreclosure  problems  with  projects, 
especially  apartments  and  condominiums  that  fell  short 
of  marketing  expectations. 
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*  Many  developers  have  had  to  curtail  plans  for  potential 
new  projects  because  they  do  not  have  a  strong  enough 
capital  position  to  carry  the  required  equity  over  a 
longer  period;  i.e.,  from  when  a  new  project  has  been 
completed  until  it  is  fully  sold.  Three  years  ago, 
developers  could  often  count  on  a  new  project  being  sold 
out  even  before  it  was  completed. 

*  The  general  consensus  indicates  an  excess  supply  of 
office  space  at  this  time,  both  in  downtown  Boston  and 
the  greater  Boston  area.  The  office  market  is  likely  to 
remain  flat  until  most  of  the  excess  space  is  absorbed. 

*  Many  lenders  expressed  a  preference  for  good  apartment 
or  condominium  projects  as  long  as  they  were  not 
speculative  ventures.  There  is  still  a  market  for 
"quality  -  built"  projects  in  good  locations.  However, 
an  important  key  to  obtaining  financing  is  the  capability 
of  the  developer  to  provide  the  necessary  capital  for  a 
strong  equity  position. 

*  Currently,  rents  have  not  kept  pace  with  the  escalating 
costs  of  property  development  (even  though  rents  did 
increase  during  1985-1987) .  Land  acquisition  costs  are 
named  as  the  single  largest  factor  behind  high 
development  costs.  The  combination  of  many  factors  has 
kept  potential  investors/developers  out  of  the  market. 
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Increasingly,  lenders  look  at  the  credit  strength  of  the 
borrower  as  well  as  the  property  itself  when  considering 
the  financing  of  a  new  or  existing  property. 
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